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PROPONENT: FANA Four 106, LLC

LOCATION OF PROPOSAL: 10655 NE 4th Street; 305 108" Avenue NE; 350 106t Avenue NE; 320
106" Avenue NE

DESCRIPTION OF PROPOSAL: FANA Four 106 LLC has requested approval for a Master
Development Plan (MDP), Design Review, and Threshold Determination under the State Environmental
Policy Act (SEPA) to redevelop 2.87 acres of mixed use development containing residential, hotel, and
restaurant space. Proposal includes phased demolition of four buildings (approximately 140,000 GSF)
and construction of three buildings in three phases (approximately 749,567 GSF) and 970 parking stalls.
Building heights range from 10 to 27 stories. Design Review for Phase 1 of the mixed-use development
is included with this application. Phase | proposes two residential towers over a 3-story podium (599,653
GFA) and 4 levels of below grade parking for 326 parking stalis. Development is anticipated to occur
over approximately 10 years.

FILE NUMBER: 15-123106-LP and 15-123104-LD

The Environmental Coordinator of the City of Bellevue has determined that this proposal does not have a
probable significant adverse impact upon the environment. An Environmental Impact Statement (EIS) is
not required under RCW 43.21C.030(2)(C). This decision was made after the Bellevue Environmental
Coordinator reviewed the completed environmental checklist and information filed with the Land Use
Division of Development Services. This information is available to the public on request.

D There is no comment period for this DNS. There is a 14-day appeal period. Only persons who
submitted written comments before the DNS was issued may appeal the decision. A written appeal
@/ must be filed in the City Clerk's office by 5:00 p.m. on .
T

his DNS is issued after using the optional DNS process in WAC 197-11-355. There is no further
comment period on the DNS. There is a 14-day appeal period. Only persons who submitted written
comments before the DNS was issued may appeal the decision. A written appeal must be filed in
the City Clerk’s Office by 5 p.m. on 2/2/2017

O This DNS is issued under WAC 197-11-340(2) and is subject to a 14-day comment period from the

date below. Comments must be submitted by 5 p.m. on . This DNS is
also subject to appeal. A written appeal must be filed in the City Clerk's Office by 5 p.m.
on :

This DNS may be withdrawn at any time if the proposal is modified so that it is likely to have significant
adverse environmental impacts; if there is significant new information indicating, or on, a proposais
probable significant adverse environmental impacts (unless a non-exempt license has been issued if the
proposal is a private project): or if the DNS was procured by misrepresentation or lack of material
disclosure.
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PROPOSAL, PHASING & REVIEW PROCESS

A. Proposal/Request

FANA Four 106 LLC has requested approval for a Master Development Plan (MDP),
Design Review, and Threshold Determination under the State Environmental Policy Act
(SEPA) to redevelop 2.87 acres of mixed use development containing residential, hotel,
and restaurant space. The proposal includes phased demolition of four buildings
(approximately 140,000 GSF) and construction of three buildings in three phases
(approximately 749,567 GFA) and 970 parking stalls. Building heights range from 10 to
27 stories. Design Review for Phase | of the mixed-use development is included with
this application. Development is anticipated to occur over a 10 year period.

Phase | of this MDP consists of an 120 room hotel and 326 residential units,
underground parking, restaurant, pool bar and resident amenities in two residential
(hotel and multifamily) towers over a three story podium (599,653 GFA) and 4 levels of
below grade parking for 326 parking stalls. The applicant has applied for an MDP for
this proposal so that extended vesting may be obtained beyond the 2-year period. MDP
approval is vested for a period of 10 years per Land Use Code (LUC) 20.30V.180 from
the date of approval.
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B. Master Development Plan Phasing
Development of the MDP is expected to occur in three phases:

Pedestrian Connections

; Existing Alley Access—
—gmmm———=""| \/ehicular and Pedestrian

Site Plan for MDP Phasing Plan
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Phase I: The first phase of development is comprised of two parcels located at the
corner of NE 4" Street and 106t Avenue NE, directly north of Soma Towers, and south
of Bellevue Towers. Parcel “A” (350 106" Avenue NE) is .48 acres and Parcel “B” (320
106" Avenue NE) is .44 acres. A Boundary Line Adjustment will be required to remove
the existing ot line to allow construction of the two towers. See Section XIII.C for related
condition. The proposed project will include two residential towers which are 27 stories
each with a connecting three story podium below. The north tower will contain
approximately 120 hotel rooms and 101 residential units above the hotel. The south
tower will be solely residential and will contain approximately 225 units. The total
development will equate to a gross floor area of 599,653. Four levels of underground
parking will accommodate approximately 326 stalls.

Phase IlI: The second phase of development will occur on a .79 acre property located at
305 108t Avenue NE, which is located south of Expedia and north of the Civica office
buildings. MDP Option A and MDP Option B are dependent upon the market and need
in Bellevue for the future as noted below:

e The MDP Option A will consist of a 10 to 14-story office building up to
221,000 GSF with underground parking for 375 to 560 cars accessed off of
108" Avenue NE. The ground floor podium will have the office lobby and
street level retail.

e The MDP Option B will consist of 10 to 27-story residential tower of 185,000
to 218,000 GSF with underground parking of 150 to 240 cars accessed off of
108" Avenue NE. The tower will have approximately 420 to 640 residential
units over a podium that contains the lobby, street-side retail and the
residential amenities.

The south edge of both options will contain landscaped through-block pedestrian
connections which will complete the eastern half of the connection between 108t
Avenue NE and 106" Avenue NE.

Staff has reviewed both development options and determined that with either option, the
applicant will need to confirm that the Transportation Impact Analysis (TIA) submitted by
Transportation Engineering Northwest (TENW) remains valid for the MDP and does not
modify the environmental analysis conducted under the 2016-2027 Transportation
Facilities Plan Final Environmental Impact Statement (TFP EIS), dated December 2015.
It should be noted that TENW conducted its trip generation results based upon the worst
case scenario which is MDP Option A. See Section XIIL.A for related condition. See
Section VI.D for further discussion regarding Transportation.

Modifications may be made to an approved MDP. If the modifications are minor in
nature, a Land Use Exemption will be required. Modifications beyond the original scope
that exceed the thresholds of a Land Use Exemption and require additional
transportation analysis, will require submittal of a new MDP for staff review and
approval. See Section XIII.A for related condition.

Phase lll: Phase Il is the mid-block site that fronts on NE 4™ Street. It is located on the
site of the current FANA Key Tower Building and parking structure (10655 NE 4" Street)
with a site area of 1.15 acres. The development will consist of a 5 to 10-story residential
tower of between 90,000 to 105,000 GSF, a 2-story retail pavilion located at the corner
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of NE 4t Street & 106%™ PI. NE (alley) of approximately 9,000 GSF and below-grade
parking of 90 to 180 accessed from the alley. The tower will have 90 to 120 residential
units above a podium that contains the lobby and residential amenities. The residential
tower will be positioned in the middle of the site to allow sunlight into the auto arrival
plaza on the north and the landscape amenity garden on the south.

C. Review Process

The applicant has requested a consolidated review of the Master Development Plan
(MDP), Binding Site Plan (BSP), and Phase | Design Review. Master Development
Plan, Binding Site Plan, and Design Review applications are Process |l Administrative
Decisions, pursuant to Land Use Code 20.35.200. The MDP is the City’s mechanism to
ensure the following elements are consistent with the Downtown Subarea policies and
regulations:

Site Development including structure placement
Vehicular and pedestrian mobility

Required amenities

Phasing to conform to the terms of the Land Use Code

The Design Review application is the City’s mechanism to ensure site development and
structures comply with the MDP and Land Use Code regulations regarding structure
design and compatibility with surrounding uses. It also ensures that building
development is of high design quality.

D. Binding Site Plan

LUC 20.30.165.A permits merger of Binding Site Plans with Design Review applications.
In this instance, the State standards of RCW 58.17.035, Alternative Method of Land
Division — Binding Site Plan applies. Prior to building permit issuance, the applicant will
be required to file the approved Binding Site Plan with King County Recorder’s Office.
See Section XI!I.C for related condition.

SITE CONTEXT & DESCRIPTION

A. Site Context

The proposed MDP contains three

l separate parcels with significant

topography between parcels. Phase |

& has topography that ranges from 130

@i feet at the northwest corner to 120 feet

¥ at its southwest corner. Phase Il has an

@ clevation of 165 feet at 108™ Avenue

“4af NE. Phase lll has a topographic change
8l between 140 feet and 150 feet from NE

| 41" Street.

. 4 8 Phase |, Design review is located at the
SN wilgbdll; - [ R TR B, southeast corner of 106 Avenue NE
and NE 4" Street. 106" Avenue NE is designated by the City’s Comprehensive Plan as
the “Entertainment Avenue” of the downtown. The designation was applied to this street
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so that it will develop with a concentration of uses that will provide an array of shops,
cafes, restaurants, and clubs to active pedestrian uses by day, while providing after-hour
venues at night. The Transportation Department classifies 106" Avenue NE as a minor
arterial while NE 4t Street is classified as a major arterial.

This site is bounded by NE 4" Street and Bellevue Towers on the north side of NE 4t
Street. Key Bank is located to the East which will be Phase il of the MDP, Soma
Towers to the south and to the west by two one story buildings across 106" Avenue NE.
The best available views are oriented to the west overlooking low-rise commercial
buildings to Lake Washington and the Seattle skyline beyond. Views of the Cascades lie
to the east and southeast. However, future development to the west may block westerly
views from the building.

The site is located in the City Center South District which connects to other downtown
neighborhoods. The City Center South neighborhood is characterized as a mixed-use
neighborhood with restaurant, retail, and residential uses. Phase | will contain two areas
for social gathering. The first is located at the outdoor courtyard adjacent to the drop off
lane on 106" Avenue NE. The second area of activities will take place at the second
level which is activated by the pool bar. These spaces are available to everyone, not
just hotel guests and residents. At the northwest corner of the podium, the applicant
proposes a restaurant/bar at the pedestrian level. Vision glass will be provided along NE
4% Street and 106" Avenue NE to enhance the pedestrian environment at this level. The
vision glass should be clear (non-tinted, non-reflective) window glass. The windows
shall not be obstructed with devices such as curtains, blinds, etc. and shall allow
continuous visual access into the retail spaces with exception for sun shading at
seasonal times of the year. Blinds shall be raised when the sun intensity has receeded.
See Section XIII.D for related condition.

The primary vehicular access for Phase | will be located at the southeast corner of the
site off of an existing alley running north-south through the biock. As required by the
MDP and discussed in Section 1.C, pedestrian mobility is of paramount importance. To
fulfill this requirement, the applicant has proposed that the east/west mid-block
connector be located at its south property line and north of the Soma Towers to provide
pedestrian connectivity to future phases Il and Ill. The City accepts said location for the
mid-block connectors.

B. Zoning

The property is located within the Downtown-02 (DNTN-02) land use district, City Center
South. The site does not lie within a perimeter district nor is there an applicable concomitant
agreement noted for the property.
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Aerial of Zoning in Proximity to Site
SITE AND BUILDING DESIGN

Site Design (Phase |, Il and IlI)

The proposal is divided into three phases as outlined above. The applicant is pursuing
MDP approval to plan for the phased redevelopment of 2.87 acres in the downtown. As
noted earlier, the overall MDP site has a considerable grade change across the three
phases of nearly 45 feet.

Phase I: Within the first phase of development, the proposed 3 story podium, with its
expansive windows and highly active street level uses, results in a building that invites
the public in. Phase | includes spaces that encourage the mixing of local residents and
visitors, and activates a street that at present, does little to enhance the pedestrian
environment. Within the Phase | site, the grade change is approximately 18 feet
east/west. The existing vehicular access point for the project for Phase | is located off of
the private alley for both hotel and residential users. A valet service will be provided off
of 106" Avenue NE for hotel guests. By directing hotel and residential access from the
private alley for Phase | and the future Phase lll, this provides an opportunity for
uninterrupted pedestrian oriented uses along the street frontages of NE 4™ Street and
106" Avenue NE.

® Q@  musvpmam LOADING DOCK ENTRY PAGHG GARACE
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Phase Il: The MDP uses considered for Phase |l are structured to allow the applicant to
best match the future market demand and needs in the downtown core. While the site
can support either an office or residential development, the rapid pace of development in
downtown Bellevue can strongly influence which direction will result in the most viable
project. Absent an anchor tenant for an office use, residential may be more practical for
this in-fill site as a viable development option. The analysis included in this MDP
application outlines the size and impacts of both options.

Phase lll: Phase |l development proposes to demolish the existing nine story office
structure and replace it with a two-story retail/restaurant building and a residential tower
separated by an auto court. As this parcel does not have high-visibility and is not a
corner site, it is better suited to a residential use. Accommodating the significant grade
change along the street frontage will result in interesting modulation of the street fagade.
In addition, the smaller floor plate size associated with residential projects will enhance
the access to light and air for this site, and the surrounding developments.

The site plan for the MDP will include pedestrian connections as contemplated for the
three phases of the MDP. Currently the existing north/south segment contains a
discontinuous segment of the mid-block connection between Expedia and Civica. It will
be connected with development of Phase Il. The east/west connection will be complete
once Phase lll development occurs.

View of North/South and East/West Pedestrian Connections

Pedestrian connections will also occur within the private alley between Phases | and il.
As the MDP progresses to Phase llI, additional pedestrian improvements will be added
to enhance this alley for the pedestrian as depicted below. See Section XIII.C for related
condition.
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NEATST

View South of Alley between Phases | and il

At the completion of the proposed MDP development, these segments will be connected
and provide attractive, safe, and interesting pedestrian pathways across the block.
Pedestrian amenities will be further refined at each phase as the MDP progresses.
Sheet MDP-A.21 provides an overview of proposed lighting (bollard, exterior step light,
and landscape up lighting), benches, litter receptacles, and vine walls. Additional
detailing will occur with the future design review applications to continue these
pedestrian amenities. See Section XIII.C for related condition.

Building Design (Phase | Development)

The major elements of the project include a three-story podium that contains the shared
amenities and public spaces, below-grade parking structure, and two residential towers.
The north tower is a 27-story combined hotel and residential tower. The south tower is a
27-story residential only tower.
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Podium Design

View East of Podium and Sidewalk at West Elevation

The podium functions as the central hub of the project. Three major space components
contain the primary functions of the podium:

o Lobby for the hotel and residence at the north end,
e Lobby for the south residential tower,
e Restaurant/bar and its support functions between the two lobbies.

The intent of these spaces is to provide continuous flow between the identified functions
so there is vibrancy of activity and interaction of the patrons. Grand, open, double height
spaces are designed to allow social interactions to take place. An open bar and
demonstration kitchen will connect restaurant patrons with the creation of their meals
and beverages. The finishes of the spaces will have a raw, refined quality that reflects
the Pacific Northwest aesthetic: natural materials, a sophisticated palette and warm
inviting feel.

Vision glass has been provided at the north and east elevations of the podium to activate
the pedestrian environments along NE 4th Street and 106" Avenue NE. This creates a
transparent edge that brings the interior functions to the pedestrian on the sidewalk and
adds to the feeling of the urban environment becoming part of the space inside. Natural
stone and Corten steel-like veneer walls help to define the edges of the sidewalk
courtyard and draw the eye to the amenity deck and pool bar at level three. A sidewalk
courtyard has been provided at the midpoint of the podium to allow a gathering space at
the pedestrian level which further activates the sidewalk on 106" Avenue NE. The
presence of this courtyard in the center of the podium further breaks down the scale of
this element to the pedestrian level while creating an “interior” outdoor space for its
users. Sidewalk canopies along 106" Avenue NE and NE 4™ Street of steel and glass
provide weather protection for the pedestrian while defining entries into the lobby
spaces. Service and loading are contained within the podium off the alley level along
the east facade. These back-of-house functions connect at mezzanine levels to the
service elevators and the rest of the building. This allows ease of service to all areas of
the lobbies, hotel, residences, amenities and restaurant while hiding these spaces from
public view. Included in the service area is place for all recycling storage and holding for
both towers and the podium.
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Tower Design

The towers have been designed as orthogonal glass towers
oriented to maximize views, divided with multi-storied recessed
slots to emphasize the verticality and slenderness of the towers.
The slots are off-set to break the facade faces and to add variety
of unit layouts. The north tower is split horizontally between the
hotel function and the residential component by a recessed 14"
floor terrace on which landscaping will introduce nature to the mid-
levels of the tower. The north tower also is shortened horizontally
by a half-bay to increase the slenderness factor of the upper tower. The elevator / stair
core is off-set to the east allowing the western facing units to take full advantage of the
territorial and city views. The eastern core is clad in a Corten steel - like / metal panel
system that emphasizes the tower verticality and materiality of the podium. The upper
three floors are recessed and have a horizontal terrace at each level to enforce the
“crown” cornice at the top. The soffits at the recessed floors are clad with a wood-look
material. When viewing from below, you see a warm, natural looking horizontal plane
that contrasts with the glass and metal window wall.

Rooftop Design

Rooftop Aerial

Through enhanced rooftop tower design and meeting the requirements of the FAR
Amenity incentive System, the project seeks the 250 feet basic height plus 15%
additional height allowed by the LUC for a total of 287.5 feet with integrated uninhabited
roof top mechanical for another 15 feet which totals 302.6 feet for overall height. See
Section IV.C for further discussion of height. To that end, the top of the building will
continue the vertical emphasis of the tower design by continuing the vertical slots. The
penthouse elevator over-runs and the mechanical equipment are housed behind screen
walls which hide the different elements. The corners of the towers continue the window
wall emphasis into a metal panel screen system. On the inside corners of the towers,
the buildings are topped with a trellis eye-brow system clad in Corten steel-like panels.
The intent is to bring some of the amenity / podium level design language to the top of
the building.
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Building Exterior

To distinguish the residential nature of this
building from the nearby commercial office
buildings, the building exterior is primarily a
window-wall system using two different glass
types to give further emphasis on the recessed
vertical slots. The floor slabs will be clad in an
insulated panel that is part of the window wall
system. Operable windows will occur at all
residential and hotel units with an awning type
window unit. Slim profile exhaust ventilation
louver panels for each residential unit will be
incorporated into the window system just
below the floor slab panels. The applicant will
be required to provide to-scale plans for
venting the hotel and residential units. Vents from the individual units should extend to
the roof, and not out the side walls, unless the applicant can demonstrate that the vents
can be designed and constructed to successfully integrate with the overall design of the
building exterior. Screening and installation details must be submitted and approved by
the Development Services Department. See Section XIII.C for related condition.

./. / , s

Ll ilrsress

The applicant proposes to utilize Corten steel-like panels and glass spandrel in the
design to hide columns or demising walls between units. Some internal wall partitions will
be hidden behind vertical mullions of the window system. Horizontal cladding of the
upper level balconies extends into fin extrusions using Corten steel - like panels. The
exterior envelope will follow the Washington Energy Code in providing insulation over
exposed structural elements and building enclosure.

Parking Design

All parking is located in below
grade structured parking. The
entry access is located off the alley
on the south-east corner of the
building. A drop-off/ loading zone
on 106" Avenue NE allows guests
to use valet parking. The right-turn
access into the NE 4™ Street alley
will allow self-parking into the
garage. The parking garage will
accommodate residential parking located at the upper parking floors. A shuttle elevator
will allow direct access to the hotel, restaurant and pool-side bar from underground
parking. Valet parking will be located between the self-parking and residence stalls.

The residential elevators access all the garage levels for convenience of the residences
directly to their units.
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Iv.

Amenity Level Design

The amenity deck is located at Level 3. It will include an outdoor poolfterrace, a
publically accessible poolside bar, meeting rooms, a spaffitness center, resident BBQ
terrace/’great room” lounge and landscaped areas. Lush landscaping will be provided at
this level. It will have a western orientation to maximize sunlight. The amenity deck is a
communal bridge for the project where both hotel guests and residents can partake in
the activities available. The residential towers rise about the amenity deck on columns
with generous vertical height, transparent window walls into the meeting rooms and
lounges. The different spaces are set back from the edge of the towers to allow the
deck to slide under the building and continue the theme of inside — outside spaces. The
pool bar acts like a glass beacon sitting on the corner of NE 4% and 106" Avenue NE
hanging above the street corner. The bar has inside and outside spaces allowing all-
season / all-weather uses. To protect this area from odors emanating from restaurant
mechanical equipment, all venting will be required to be routed to the roof or away from
amenity deck and all pedestrian connections. See Section XIII.C for related condition.

View of Northwest Corner with Pool Bar Above

CONSISTENCY WITH LAND USE CODE/ZONING REQUIREMENTS

A. General Provisions of the Land Use Code

Uses are regulated by Section 20.25A.115. In addition, the uses proposed for this project are
permitted with Design Review approval subject to meeting the Design Review criteria of Land
Use Code (LUC) 20.25A.110 and the Design Guidelines — Building/Sidewalk Relationships of
LUC section 20.25A.115.

Because this site is subject to a Binding Site Plan, the dimensional standards are
applied to the MDP as a whole rather than individually on a lot per lot basis. Building
height is the only dimensional standard applied to each individual structure within the
MDP. Additionally, the applicant has calculated the FAR aggregate for the entirety of the
MDP and has arrived at a gross measured floor area of 599,653. The adjusted floor
area without major vertical penetrations and mechanical areas which fulfills the LUC
definition of gross floor area, leaves a net floor area of 417,567.

The applicant has proposed to utilize the bulk of the available FAR for Phase |
development which is permitted via the Binding Site Plan process. Each calculation
includes new construction, existing construction and demolition as each phase occurs.
As noted earlier in this report, two scenarios are provided for Phase Il development
which will be dependent upon future development considerations.
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Phase | will utilize an FAR of 4.3, Phase Il will utilize an FAR of 5.9 and Phase Il will
utilize the remaining FAR to the maximum of 6.0. Use of the Binding Site Plan will allow
the sale of the future phases but any new owners/successors will be limited to the
identified development potential for each phase. This will be noted on the face of the
BSP for filing with King County Recorder’s Office. See Section XIIL.C for related
condition. See chart below for the MDP analysis and Phase | overview which is
summarized as follows:

Binding Site Plan/MDP FAR Phasing Analysis

FAMA Fourgh Stiegt
FANA FAR Calculation per Construction Phase

This represents maximum square feet to be buikt in the MDP. 10/31/2018
Lot Area 124,998

Base Permitied Floor Area (Base FAR

x Project Limit} 40 489,992

FAR Subject o Amenity System

(except for retail) 20 249,996

Total MAX. FAR except retall 6.0 749,988

MDP - Option A

FAR per Construction Phase
Phase 1 Phase 2 Phase 3
Floor Area for FAR 417,567 224,000 111,400
FAR breakdown per Construction Phase
__ Phase 1 Phase 2 Phase 3
Phase 2 existing
Office 23,352 (23,352) -
Por:::ee 3 existing 96,571 = (96,571)
Cumulative Floor New Construction
]
Area for FAR Office 221,000
New Construction -
Residential 417.567 - 111,400
MNet GFA for FAR 537,490 735,138 749,967
Cumulative FAR 4.3 5.9 6.0

MDP - Option B

FAR per Construction Phase
Phase 1 Phase 2 Phase 3
Floor Area for FAR 417,567 224,000 111,400
FAR breakdown per Construction Phase
Phase 1 Phase 2 Phase 3
Phase 2 existing
Office 23,352 (23,352)
er‘r?:: 3 existing 96,571 . (96,571)
Cumustative Floor New Construction -
Area for FAR Office - - =
New Construction -
Residential 417,567 218,000 114,000
Net GFA for FAR 537,490 732,138 749,567
Cumulative FAR 4.3 5.9 6.0
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Phase |

Dimensional Requirements

287.5 FT with unique
architectural features

417-3 %"*

302.5 FT to top of
mechanical screen

Roof Elevation:;
412’6 %"
286.75FT

Parapet Elevation:
416'-6 V%"

302.5 FT to top of
mechanical screen

Item Basic Permitted Proposed Phase 1 Comments/Conditions
Project Limit No min/max 40,332 SF Phase 1 Located in DNTN-02
Building Height 150 FT basic Ave. Finish Grade: LUC 20.25A.020.A.2
129'-9 % “ Measured from finish
250 FT max grade :

Max height 250 FT plus
37.5 FT (15%) with
unique architectural
features, plus 15 FT for
uninhabitable
mechanical space, =
302.5

LUC 20.50.012 -
Building Height

(GFA)

Parking = 125,050 SF
Stairwells = 22,660 SF
Atriums = 13,852 SF
Mechanical = 51,052

432-3 %2 “ 432’-3 2"
Meets requirement.
Refer to discussion in
Section IV.C
Lot Coverage 100% 100% LUC 20.25A.020.A.2
Meets requirement
Floor Area Ratio Non Residential: 417,567 SF + 23,352 LUC 20.25A
(FAR) 4.0 Basic SF + 96,571 SF = LUC20.25A.020
6.0 Max 537,490 SF Footnote (8) & (10)
Residential; New construction Meets requirement
4.0 Basic phase one + existing
6.0 Max phase 2 + existing Refer to MDP chart
phase 3 above
537,490 SF/124,998
SF=
*This project is Phase
4.30 FAR* 1 of a 3 Phase Master
Development Plan
with Binding Site
Plan.
Gross Floor Area No min 599,653 SF LUC 20.50.020F

Includes everything in
structure, except vent
shafts, stairwells,
atriums, exterior
balconies (includes

parking).

Meets requirement
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This reflects all 3
phases of MDP
development

Mechanical = GFA for

FAR

599,653 SF - 125,050

SF — 51,052 - 5,984
SF = 417,567 SF

Item Basic Permitted Proposed Phase 1 Comments/Conditions
Exempt Retail 1.0 FAR Max 5,984 SF LUC 20.25A.020.B.3
Including restaurant LUC 20.25A.115
and kitchen —
necessary function Pedestrian-oriented
area for restaurant retail meeting the
space applicable requirements
are excluded from the
FAR
Meets requirement
Gross Floor Area 749,998 SF 417,567 SF LUC 20.50.020F
(GFA) for FAR
(124,998 x 6.0) GFA — Parking — GFA minus parking and

mechanical floors or
areas, (divide by net
on-site area)

Meets requirement

East Side/Alley

Side:
South Side

0720’

020

Varies from 20°-0" to
22!_2”

01

Floor Area per 24,000 gsf/f for non- North Tower LUC 20.25A.020.A.2
Floor Above 40 FT residential L3 and up: Footnote (18) (24)
9,980 SF
(Non res)
20,000 gsf/f for South Tower Meets requirement
residential 6,708 SF
(Res use)
Floor Area per 24,000 gsf/f for non- North Tower LUC 20.25A.020.A.2
Floor Above 80 FT residential L7 and up: Footnote (18)(24)
9,322 SF
(Non res)
12,000 gsf/f for
residential South Tower Meets requirement
9,074 SF
(Res use)
Building Setbacks LUC 20.25A.020.A.2
Front: Meets Requirements
106t Ave NE 0' from back of SW 0} Footnote (1)}(2)(3)(15)
Front:
NE 4th Street 0’ from back of SW 0] Footnote (1)(2)(3)(15)
Rear:

See Upper Level
Setback below

See Upper Level
Setback below
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106" Ave NE

NE 4th Street

(7' sidewalk + 5’
planting strip + 6” curb)

16’'+6" curb
(11’ sidewalk + &’
planting strip + 6" curb)

10’8" + 5’ planting strip
+ 6" curb

Sidewalk Varies 11’ to
11’5" + 5’ planting strip
+ 6" curb

Item Basic Permitted Proposed Phase | Comments/Conditions
Upper Level Setback | 20 FT Setback for Side | South Side LUC 20.25A.020.A.2
and Rear applicable to Footnote (25)
all fioors above 40 FT. Setback varies from
20-8"t0 2310 % “ LUC 20.25A.020.B.2.c
above 40’
See Section IV.D below
East Side regarding modification
Setback 20’ above 40’ | to setback.
Sidewalk
Widths/Planter Strip 12'+6” curb req. Sidewalk Varies 7’4" — | Meets requirement

LUC 20.25A.060.A.1

Hotel Total: 75 Stalls

Phase | Total: 326
Stalls

Street Tree/Species &
Caliper Meets Requirement
106 Ave NE Ulmus ‘Morton Glossy’ | Uimus ‘Morton Glossy’ | LUC 20.25A.060 Plate
B
NE 4t Street Acer Freemanii Acer Freemanii
See Section XIII.D for
All street trees shall related landscape
have a 2 5" caliper at conditions.
time of planting.
Parking Min/Max Parking Ratios
Residential 0.0.per unit Min 230 Stalls Meets Requirement
326 units 2.0 per unit max (.7 x 326)
Restaurant 0.0 per 1000 SF min 21 Stalls Meets Requirement
5,984 sq. ft. 15.0 per 1000 SF max | (5.98 x 3.5)
Hotel Units Not a specified use by | 66 Stalls Consistent with TENW
120 LUC Parking Study dated
Feb. 2, 2016 — Table 13
Hotel Surplus " 9 Stalls

See Section XIII.D for
related parking
condition.
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Item

Basic Permitted

Proposed Phase 1

Comments/Conditions

Compact Parking

65% permitted

146 compact = 45%
(45% of 326 stalls =
146)

LUC 20.25A.050.F.2
Meets Requirement

Accessible Stalls

2% with 2 van
accessible stalls

10 (plus 2 van
accessible)

Building Code
Requirement

Loading Area

One off-street 10'x55’
space, or other as
approved by Director

2 loading berths within
building @ 12'x34'

1 alley loading for 55’
truck

LUC 20.20.590.K.4

Refer to Republic
Services approval letter
in project file dated
November 9, 2016

Recycling & Solid
Waste

Residential:

1.5 SF per unit
489 SF

(326 units x 1.5)

Retail:

5 SF per 1,000 gsf for
retail uses

30 SF

(5,984 SF/1,000 x5)

Total Required = 519

North Tower = 295 SF
South Tower = 361 SF
Total = 656 SF which

exceeds 519 SF
required

LUC 20.20.725
Meets requirement.

Refer to Sheet L1.5 and
A-117 for details

B. Special Requirements

Floor Area Ratio (FAR) and Amenity Incentive System Requirements

Although the MDP is utilizing a Binding Site Plan for all three phases of development to track
FAR, each phase is required to calculate amenities using the individual project footprint, and not
the overall Binding Site Plan size, as shown below. Amenities shall be tracked over the course
of the MDP until full build out. Refer to Section IV.A for discussion regarding MDP FAR
Calculation per construction phase and Sheet A-012 for FAR Amenity Incentive System

Worksheet.




Four 106
15-123106-LP & 15-123104-LD
Page 19 of 63

Bonus Amenity Area Earned (Based on Phase 1 Lot Size and Overall MDP)

Project Area (Site) in DNTN-O2 - Phase 1 Lot Area 40,332 SF
MDP Binding Site Plan - Site Area 124,998 SF
Phase 1 Project Gross Floor Area (GFA} Proposed 599,653 SF
749,988 SF
MDP Gross Floor Area (GFA) Proposed
124,998 x 6.0
161,328 SF

BASIC Permitted Floor Area (FAR) for Residential DNTN-O2

. =1 28 S
Basic Residential FAR (4.0) X Project Area YRR S HISE

499,992
BASIC Permitted Floor Area (FAR) for MDP Total
4.0x 124,998
749, F
MAXIMUM Permitted Floor Area (FAR) for MDP 9,988 S
Maximum Residential FAR (6.0) X Project Area 6.0 x 124,998 SF
2, F
BASIC FAR Amenity Required AL
. . . 4.0x (0.2 x40,332) = 32,266 SF *
N -} 0, ’ 4
9o Basic N9n Residential FAR (4.0) x 20% of *32 266 “buys” 161,328 SF
S & the Project Area
=
o3
53 39,453 SF
e
x § BASIC FAR Amenity Earned {See Table 3 below) 39,453 > 32,266 SF — Meets requirement of LUC
ig 20.25A 020.C
o
%L 7,187 SF
g 3 Excess BASIC
39,453 SF— 32,266 SF = 7,187 SF
BASIC FAR Amenity Required 99,998 SF
a Basic Non-Residential FAR (4.0) x 20% of 124,998 99,998 “buys” 499,992 SF (BASIC MDP)
o
=
"c:, BASIC FAR Amenity Earned to Date with Phase 1 39,453 SF
14
<
w
% Remaining BASIC to Earn 60,545 SF
<
« BASIC Required — BASIC Earned (Phase 1) 99,998 SF— 39,453 SF
NON-BASIC Earned {See Table below) 1,244,525 SF
®
g 438,325 SF
£ Remaining NON-BASIC FAR Amenity to Earn ’
[
x q . 599,653 SF— 161,328 SF
- GFA - Basic Permitted FAR of 4.0 1,244,525 SF > 438,325 = meets bonus req.
o
7]
) 806,200 SF
g Excess NON-BASIC Provided
4 (Phase 1 Project Provides Excess Bonus Points) 1,244,525 — 438,325
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NON-BASIC Required for MDP 249,996 SF
o
g GFA — Basic Allowable Floor Area 749,988 - 499,992
o NON-BASIC Earned from Phase 1
< (See Table below) 1,244,525 SF
O
7
:<n Remaining NON-BASIC FAR Amenity to Earn 0SF
&
2 1,244,525 SF >249,996
Total FAR Amenity Earned (Phase 1) (Re ferléczas'rsa':resss:elow)
A ] Ny )
BASIC FAR Amenity Earned + NON-BASIC FAR Amenity Earned 39,453 SF+ 1,244,525 SF = 1,283,978 SF

BASIC FAR: The BASIC FAR requirement equals: 20% of the project footprint
for Phase 1 ADR in square feet (SF) multiplied by the BASIC FAR permitted
for a non-residential building in the DNTN-O2: (0.2 X 40,332 SF) X 4.0 =
32,266 SF). The amount of BASIC FAR Amenity Earned is 39,453 SF (see
Table 3 below). This amount exceeds the minimum BASIC requirement of
32,266 SF by 7,187 SF.

NON-BASIC FAR: In order to develop to the proposed FAR of 4.3, the total
amount of points (BASIC and NON-BASIC) required is 470,591 SF (32,266
SF + 438,325 SF). The proposed amenity package has earned a total of
1,283,978 SF of FAR amenity points as shown in Table 3 below. There will
be an overall excess of 813,387 SF. The proposal meets all FAR amenity
requirements.
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PHASE 1 FAR AMENITIES

Amenity Units of Bonus Bonus Floor How it Meets the Design
Measure Ratio Area Earned Criteria &
Benefits the Public
Developed over perimeter
i th th
Marquee 2,326 LF 3:1 6,978 e I e
» 20.25A.030.Amenity 6.
@
= Bar/Lounge and restaurant
g Pedestrian uses front a perimeter
< Oriented 169 LF 150:1 25,350 sidewalk along 106" Avenue
(3] Frontage NE. Fulfills LUC
2 20.25A.030.Amenity 1.
o Upper Level
ngestrian 7125 Pool Bar and kitchen visible
Oriented 95 LF 751 (95' X 75) from 106" Ave NE. Fulfills
F LUC 20.25A.030.Amenity 1
rontage
Sub-Total
BASIC 39,453 SF
Parking areas located below
Underground ) 62,525 Average Finish Grade
Parking 125,050 SF | 0.5 (125050 x 5) | (129' 9.5")
Provides a visually and
. physically accessible space
e Landscape Area 1,842 SF 2:1 3,684 for hotel guests and
= residents
=
]
£
< Residential Residential units and areas
2 U 288,618 SF 4:1 1,154,472 devoted to community
ses e
< facilities.
&
=
2
Active Outdoor pool deck area and
Recreation Area 7,948 SF 31 23,844 SF fitness center for both hotel
guests and residents
Sub-Total
Non-BASIC 1,244,525 SF
COMBINED
TOTAL
(BASIC + 1,283,978 SF
Non-BASIC)

C. Analysis of Height Modification

The applicant has requested a height increase beyond the maximum allowed for the underlying
land use district. LUC 20.25A.020.B.4.a states the following regarding height modifications:

The maximum height identified in subsection A of this section may be increased by no
more than 15 percent or 15 feet, whichever is greater, and only if the applicant can
demonstrate that the additional height accommodates architecturally integrated
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mechanical equipment, interesting roof forms, significant floor plate modulation,
significant facade modulation, or other such unique architectural features, and that the
resulting design exceeds the quality and design requirements of LUC 20.25.110.

Average finished grade is located at 129'-9 %" per Sheet A-014. The maximum building height
for the DNTN-02 District is 250 feet or an elevation of 379'-9 ¥%”. Height may be increased by
15 percent (37.5 feet) to 287.5 feet or an elevation of 417°-3 %" per the LUC requirement noted
above. An additional 15 foot increase to 302.5 feet may occur for mechanical equipment for a
maximum elevation of 432'-3 %”. The applicant has maximized the height allowance for this site
as allowed by the LUC. See the height profile below for compliance with this standard.

Height Verification:
l } | 1 2 In] | e 231"
+ : H ' i sl P T O OF MECARAIT .‘.‘.,
'!‘]""_"!‘_‘ = ; ; ; -'!"—E‘—--mrm
g [ —
A 1- T sl
i T s’
- — N -
- O3 N
e e
: 1 T I
, jre - HNE St
At - e
- 1__|_ == i_- ':"——WH
| | _ -t:——-m..a-q
W ShITHE = e e
g T e .
- AR o) I -!-— —_ t-'!—%'—“wm
gl i Tz L I
| IRREIRE 21 ot : -II._ — E'!"‘E_""‘x
. e i
Y i ' i SR
T I-'_’T o o ] |'Iv. : = _-—‘;'—'—"M
BN S 1| iR = e |7 et 7. R
Ee s e e e o AVERAGE FINISHED GRADE

- —m—p e = — e | VIEW OF WEST ELEVATION

The applicant should note that changes to the shown roof details below are subject to approval
by staff and consistency with the code during building permit review. Modification to the roof
design/mechanical equipment without approval may place the additional height at risk for
reduction to elevation 379'-9 %’. Screening from above is necessary to complement the
proposal further which will be added prior to building permit issuance. See Section XIII.C for
related condition.

Height modifications are granted because the applicant has proposed the following:

= The placement of the elevator overrun is at the center of the building,
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= Rooftop screen walls are located to complement building massing and provide continuity
to and accentuate the building by adding interesting angles and dimensions to the roof
form,

= The roof screen will provide an interesting architectural feature defining the building
identity,

= The colors and materials used for the mechanical equipment and penthouse screen wall
will match the building body creating an architecturally integrated system.

As conditioned, the proposal is eligible for a modification of height.
D. Upper Level Setback

The applicant has requested an upper level setback modification for the east and south
elevations of the proposed building. LUC 20.25A.020.B.2.c states the following regarding

upper level setback modifications:

The Director may allow modifications to the minimum side and rear setback required
above 40 feet for buildings with a building height in excess of 75 feet if:

i. The applicant can demonstrate that the resulting design will be more consistent
with the Design Review criteria of LUC 20.25A.110; and

ii.  The building design, with the modification, will create sufficient spacing
between towers to encourage a feeling of an open and airy downtown.

Both the north and south building front an existing private alley as noted below. The applicant
has responded to this condition by setting the building back from the property line which also
doubles as the centerline of the alley in lieu of a building upper level setback. This setback
varies from 20 to 22 feet for Phase | development on the east side of the buildings. In regards
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to the south elevation setback from the south property line, the tower setback varies between 20
to 23 feet. To fulfill the mid-block connector, the applicant has proposed a staircase that will be
located at the property line to move pedestrians from 106" Avenue NE east to the alley and
beyond with future MDP phases.

R W i
o \ , AI..L.EY[{PI}NATE} LOADING DOCK ENTRY
[2z2s | jr

Y -—

A | T 1
CENTER Ii. 9 b o L)
LINE OF 14} L SOUTH EOWER,
THE ALLEY L
[ i— ¥
] -]
g 1
o L
E | e
o =
Lp ' [ [
5 rooL_——PODIUM; ||
i 1
i ! | |
f """"""" 1—-1___.._._.__--____J =i £
. .
\ LOADING ZONE :
- THIS DASHED LINE |
REPRESENTS THE |
BUILDING PROFILE AT 106th AVE. NE ! PHASE 1 PARKING GAR#
GROUND LEVEL | MID-BLOCK - ENTRY
! CONNECTOR———

O et e

FHASE ONE MID-BLUCK
CONNECTOR SOUTH rec.
WALL IS AGAINST THE

SOUTH PROPERTY LINE

Modifying the east elevation allows the building to
ground and frame the alley. The materiality of the
building provides visual interest along with building
offsets while grounding the building to the alley in a
linear fashion rather than with a forced upper level
building setback. By shifting the entire tower 20 feet
behind the property line, this provides the necessary
tower spacing between properties and adjacent
structures. As designed, the proposal qualifies for
the setback modification.

E. Floor Area Ratio (FAR) Requirements

See Attachment B for FAR and Amenity Calculations (Basic and Non-Basic) for this
project. Subject to LUC 20.25A.030.D, the total amount of bonus floor area earned through the



Four 106
15-123106-LP & 15-123104-LD
Page 25 of 63

Amenity Incentive System for a project, and the total amount of bonus floor area to be utilized
on-site for that project, must be recorded with the King County Division of Record’s Office and
with the Bellevue City Clerk. Therefore, a condition is included in Section XIII of this report
requiring that the applicant record a copy of the approved bonus point calculations, project
drawings and conditions of this Design Review approval. See Section XIII.D for related
condition.

V. PUBLIC NOTICE AND COMMENT

To date, staff has received six written comments from the public regarding this project. Many of
the questions were regarding building height and why the applicant is permitted to exceed the
maximum building height of 250 feet. Staff addressed these emails by providing an explanation
similar to Section IV.C, Height Modification as noted above and as explained below in the City
held public meeting.

One email asked questions about the MDP process and how long the project will be vested to
the LUC. Explanation was provided regarding the LUC requirements for an MDP as noted
earlier. A letter was received by the State Department of Ecology which provided permit
guidance for demolition such as asbestos, etc. which was sent to the applicant.

A final letter was received by a representative for the owner of Soma Towers which is located
south of Phase |. The representative commented on the required east/west mid-block
connector that is proposed on the south side of the south tower. (1) There were concerns
regarding the pedestrian safety of this walkway between FANA development and Soma Towers.
As a result of these comments, the applicant met with the owner of Soma Towers to arrive at a
pedestrian friendly solution. Three different options were created as noted below:

e The first iteration had a very long hill climb/stair system that the City requested be
lowered in favor of the pedestrian.

e The second iteration involved use of a two foot reserve located on the Soma Property.
Use of the Soma two foot reserve along with FANA’s would create a pedestrian path at
grade with widths that varied from 4.5 to 12 feet in width. However, this option created
concerns regarding pedestrian safety.

o A third and final iteration was created with a mid-rise hill climb/stair system that lowered
the amount of stairs necessary to move a pedestrian east through the future through
block connection to 108t Avenue NE. This iteration did not require use of the two feet
located on the Soma Tower property to make this solution feasible. Additional
transparency was requested as well to provide “eyes on the street” for the pedestrian.
In response to this request, the applicant revised some of the internal programming at
the south elevation and the building entry in this location to create additional
fenestration in this area.

1 A mid-block connection was not formally conditioned during review for 10-121379 LD (Soma Towers).
The FANA proposal, via the MDP, will formalize this connection for the block. Public access signs should
be located prominently and visible to pedestrians from the public right-of-way and posted at every point
where the public access easement intersects with the public right-of-way prior to Temporary Certificate of
Occupancy. A written agreement that meets the satisfaction of the Development Services Department
Director shall be recorded with the King County Recorder’s office. Additionally, the applicant will be
required to file the MDP and pedestrian easements with King County Recorder’s Office prior to building
permit issuance to set in perpetuity public access for the east/west mid-block connection for Phase | and
all future development phases. See Section XIII.C for all related conditions.
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City Held Public Meeting

The City held one public meeting on October 29, 2016. Twenty-five individuals attended this
meeting: 6 were from the applicant, 15 were from the neighborhood, and the remaining four
were City staff. The applicant’s design team presented a PowerPoint that was presented to
attendees. See project file for the PowerPoint. Many of the neighbors had questions about
views and orientation of the buildings proposed within the MDP. While not required by the
LUC, the design team explained that the two towers were deliberately located in their current
configurations above the podium to minimize view interference at the northwest corner of the
site in deference to residences located within Bellevue Towers.

forerzi

_________

[ SOUTH TOWER

]
il |

t AR~ T

Tower Separation between North and South Towers

border of Main Street as depicted in the profile.

Applicant Held Public Meeting

The two towers are separated by a distance
that ranges between 40 to 50 feet as
illustrated above. The north tower is located
on a north/south axis while the south tower
is located on an east/west axis. This
orientation leaves the northwest corner free
of structure which will allow increased view
opportunities. The applicant also explained
that Bellevue Towers is located within the
Dowtown-01 land use district which has
greater heights than the heights permitted
within the Downtown-02 land use district.
Properties located south of this development
step down in height until the downtown

The applicant held a public meeting at the Bellevue Towers Homeowners Association (HOA)
meeting on December 7, 2015. Several residents of the HOA attended the meeting. The
applicant was well received by the HOA where topics ranged from building heights, future
phases, and architectural design. Lighting questions were also raised during the meeting
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because the design team initially proposed a roof top lantern that would be backlit. The
overwhelming consensus from the HOA was no to this concept so the design team will not
propose this feature with their proposal. The applicant will be required to ensure that any
exterior or site lighting limit spillover lighting to adjacent properties and that all said lighting will
be contained on-site. See Section XIII.D for related condition.

VL. TECHNICAL REVIEW
A. Utility Department

The development proposed for this application has been reviewed on a conceptual basis and
can be feasibly constructed under current Utility codes and standards without requesting
modifications or deviations from them. Major changes to the design or information submitted
under this permit may cause delay in approval of future construction permits. It is the applicant’s
responsibility to verify the accuracy all field information and data gathered for the utility design
and feasibility of this project. See Section XIII.B for related conditions.

B. Fire Department

The Fire Department has reviewed this application. The proposal generally conforms to the Fire
Code requirements for site circulation and access. Final review and approval will occur through
the associated building permits for this proposal.

C. Building Department

In order to enable FANA Four 106 to construct its desired improvements and satisfy the building
separation setback requirements, the Building Department requires FANA Key to grant a no
build easement across a portion of the FANA Key Parcel. A No Build Easement Agreement
shall be recorded on both properties. The Agreement must be recorded with the King County
Recorder’s Office prior to building permit issuance. See Section XIII.C for related condition.

D. Transportation Department

Site Access

The primary access to the proposed development is via an existing private alley east of 106"
Avenue NE that runs north and south that will be used for Phase | development. The second
access to the site will be located at NE 4" Street via 26-foot wide driveway approach per standard
drawing DEV-7E for Phase Il development. Larger trucks will use the NE 4™ Street access point
to utilize the proposed loading area north of the NE 4t Street access point for Phase llI
development. All left turn vehicular movements will be prohibited at both driveways. In addition,
a 24-foot wide driveway approach per standard drawing DEV-7F will be located at 108" Avenue
NE. Note that the backing of trucks within any street right of way or across any public sidewalk
easement is prohibited.

Loading Zone Pullout

A parallel parking pullout for vehicles will be located adjacent to the City’'s 106" Avenue NE right-
of-way where the applicant will be responsible for its signage, operation and maintenance. This
10-foot wide dark colored concrete pullout will be used for passenger drop-off and pick-ups and/
or short term loading activity.
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Street Frontage Improvements

In order to provide safe pedestrian and vehicular access in the vicinity of the site, and to provide
infrastructure improvements with a consistent and attractive appearance, the construction of
street frontage improvements including street widening on 106" Avenue NE is required as a
condition of development approval. The design of the improvements must conform to the
requirements of the Americans with Disabilities Act and the Transportation Development Code
(BCC 14.60), and the provisions of the Transportation Department Design Manual.

1. New street lights on all frontage streets must be provided and a combined street tree
and street light plan is required for review and approval prior to completion of
engineering and landscape plans for their installation. The goal is to provide the
optimum number of street trees while not compromising the light and safety provided
by streetlights. Street trees and streetlights must be shown on the same plan sheet
with the proper separation (generally 25 feet apart) and the proper spacing from
driveways (ten feet from Point A in standard drawing DEV-7E). The final engineering
plans must include a streetlight plan and specifications prepared by a qualified engineer
familiar with street lighting and with Bellevue’s streetlight requirements. All necessary
engineering details, including standard drawings, for any new or relocated streetlight
and associated equipment must be included in the final civil engineering plans for the
Clearing and Grading Permit.

2 The Americans with Disabilities Act (ADA) requires that sidewalk cross slopes not
exceed two percent. The sidewalk cross slope may be less than two percent only if the
sidewalk has a longitudinal slope sufficient to provide adequate drainage. Bellevue's
standard for curb height is six inches, except where curb ramps are needed. The
engineering plans must comply with these requirements, and must show adequate
details, including spot elevations, to confirm compliance. New curb and sidewalk shall
be constructed in compliance with these requirements. Building elevations shall be
consistent with the required curb and sidewalk elevations. Spot elevations must be
included in the building plans in a manner that proves that building elevations are
designed to correspond to the sidewalk elevations shown in the engineering plans,
especially at entrances and other key points. Curb and sidewalk elevations will not be
revised to fit the building, and city inspectors may require spot surveys during
construction in order to confirm the required elevations.

ADA also requires provision of a consistent travel path for visually handicapped
pedestrians. Potential tripping hazards are not allowed in the main pathway. Any
planter boxes installed in the sidewalk to improve pedestrian sight distance at
driveways must be designed to reduce the tripping potential and must not extend more
than two feet into the public sidewalk. Traffic signal controller boxes and streetlight
contactor cabinets must be located so as not to interfere with the main pedestrian path.
Buildings shall be designed so that doors do not swing out into the pedestrian path.
ADA-compliant curb ramps shall be installed where needed, consistent with standard
drawings TE-12 or TE-13.

3. The curb, gutter, and sidewalk on NE 4th Street fronting the site shall be completely
removed and reconstructed with a sidewalk width of at least sixteen feet, not including
the curb. The sidewalk width on 106t Avenue NE and 108" Avenue NE will be at least
twelve feet, not including the curb. The 5-foot planter strips are included in the sixteen-
foot and/or Twelve-foot width adjacent to the curb. Along 106" Avenue NE frontage
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between site’s most westerly property corner and NE 4" Street, where the sidewalk
extends over the proposal’s garage, a vertical clearance of at least 8 feet between
bottom of the sidewalk and top of the garage shall be maintained. At any location
where the sidewalk extends over a basement or parking garage, a construction method
that will prevent differential settling shall be used. Such method must be acceptable to
the Transportation Department.

The design and appearance of the sidewalk and landscaping on 106" Avenue NE, NE
4t Street and 108" Avenue NE shall comply with the standards and drawings in the
Transportation Department Design Manual, including standard drawings TE-11 and
DEV-3. The sidewalk shall be constructed of standard concrete with a broom finish
and a two-foot by two-foot score pattern, unless both the Transportation Department
and the Development Services Department agree to accept any non-standard pattern,
color, or other features. Alternative paving samples must be submitted for review. If
approved, any non-standard patterns, colors, or other features may be installed only if
an agreement is recorded against the property to hold the landowners responsible for
maintenance and replacement of all such non-standard sidewalk features.

Any non-standard features or vegetation shall not create a sight obstruction within any
required sight triangle, shall not create a tripping or slipping hazard in the sidewalk,
and shall not create a raised fixed object in the street's clear zone. The materials and
installation methods must meet typical construction requirements. Any non-standard
features or vegetation shall not create a sight obstruction within any required sight
triangle and shall not create a tripping or slipping hazard in the sidewalk.

Future work within the alternative material area by City, franchise, or other workers as
a result of either emergency, normal maintenance, or new installation may result in
replacement of the surface by standard materials. Insuch a circumstance, should the
property owner wish to replace or repair the surface with the alternative material, a
Right of Way Use Permit may be required.

Landscaping within the planting strip on either adjacent city street shall be irrigated with
a private metered water source. Electrical connections for lighting in planter strips may
be allowed, if installed in compliance with the electrical code and subjected to an
electrical inspection. Irrigation devices and electrical components shall not create a
tripping hazard in the sidewalk.

The applicant will be responsible for installing all street channelization and signage that
is necessitated by their street frontage improvements on 106" Avenue NE, NE 4tn
Street and 108" Avenue NE, such as 14-foot wide crosswalks across 106" Avenue NE
and NE 4t Street. A channelization and signage plan must be included as part of clear
and grading construction plans.

The proposed driveway on NE 4" Street shall have an approach width, as defined in
standard drawing DEV-7E, of 26 feet. The driveway apron design shall be consistent
with standard drawing DEV-7E. The driveway on 108" Avenue NE will be 24 feet wide
and constructed per standard drawing DEV-7F.

No new building structure or garage shall be constructed under a street right of way or
existing public sidewalk/utility easement. In some conditions (to be finalized during
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10.

1.

12.

13.

14.

15.

16.

17.

engineering and building plan review), new structure may be allowed under a new
sidewalk/utility easement (see #3 above). No soil nailing is allowed under a street right
of way or sidewalk/utility easement without an indemnification agreement that protects
the city.

No new utility vaults that serve only one development will be allowed within a public
sidewalk. Vaults serving a broader public purpose may be located within a public
sidewalk.

Any awning, marquee, balcony, etc. over a public sidewalk or utility easement must be
at least 16 feet above the sidewalk, or be removable (with an agreement regarding
removal and replacement) and must have at least three feet horizontal clearance from
any streetlight or traffic signal pole. No supports for such features shall be installed in
the public sidewalk. No structure will be allowed above a city right of way without a
long-term lease of airspace.

No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed within
ten feet of a driveway edge, defined as Point A in standard drawing DEV-7E. Fixed
objects are defined as anything with breakaway characteristics stronger than a 4-inch
by 4-inch wooden post.

Fire standpipes and similar equipment must be outside the public sidewalk, if feasible.
If the sidewalk cannot be avoided, then such equipment must meet the requirements
for fixed objects and must not be within the pedestrian travel zone.

Street furnishings not required by the Transportation Department, such as benches or
raised planters, will be allowed with an indemnification agreement making the adjacent
property owner responsible for such furnishings. The appearance, style, and location
of such features must be acceptable to both the Transportation and Development
Services Departments.

Per IBC section 3201.4, drains from the building or roof shall not discharge onto a public
sidewalk. In addition, treatment of storm water from the site flowing to any city street
or public sidewalk shall meet the standards of the Utilities Department.

Doors shall not swing out into the public sidewalk area.

Vehicle and pedestrian sight triangles shall be achieved per BCC 14.60.240 and
14.60.241, and Design Standards 21 and 22 including consideration of all fixed objects
and mature landscape vegetation. Vertical as well as horizontal line of sight must be
considered when checking for sight distance.

As much as feasible, any new manhole lids and other metal covers shall be located
outside the tire paths of through lanes on any city street.

Easements

The applicant shall provide sidewalk and utility easements to the City as needed to encompass
the full required width of any sidewalks located outside the city right of way fronting this site.
There are utility easements contained on this site which are affected by this development. Any
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negative impact that this development has on those easements must be mitigated or easements
relinquished.

The applicant shall provide easements to the City for location of signal and street light facilities
consisting of above-grade boxes and/or below-grade vaults between the building and sidewalk
within the landscape area on the 106" Avenue NE, NE 4" Street and 108" Avenue NE frontage.
Transformers and utility vaults to serve the building shall be placed inside the building or below
grade, to the extent feasible.

Right of Way Dedication

To incorporate street improvements which are reasonably necessary to mitigate the direct results
of the development, the developer is required to dedicate property such that street surface to back
of curb is accommodated within the public right of way. This requirement also applies to NE 4"
Street and the ultimate curb return at 106" Avenue NE/ NE 4" Street intersection due to street
widening on 106" Avenue NE.

Holiday Construction & Traffic Restrictions

From November 15" to January 51, construction activities such as hauling and lane closures will
be allowed only between the hours of 10:00 p.m. and 6:00 a.m. due to holiday traffic. The dates
and times of these restrictions are subject to change. The applicant shall contact the
Transportation Department Right-of-Way Section to confirm the specifics of this restriction prior
to applying for a Right-of-Way Use Permit, which is issued directly by the Transportation
Department.

Use of the Right of Way During Construction

Applicants often request use of the right of way and of pedestrian easements for materials
storage, construction trailers, hauling routes, fencing, barricades, loading and unloading and other
temporary uses as well as for construction of utilities and street improvements. A Right of Way
Use Permit for such activities must be acquired prior to issuance of any construction permit
including demolition permit. Sidewalks may not be closed except as specifically allowed by a Right
of Way Use Permit.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide developers with
guidance as to the extent of resurfacing required when a street has been damaged by trenching
or other activities. Under the Trench Restoration Program, every street in the City of Bellevue
has been examined and placed in one of three categories based on the street’s condition and the
period of time since it has last been resurfaced. These three categories are, “No Street Cuts
Permitted,” “Overlay Required,” and “Standard Trench Restoration.” Each category has different
trench restoration requirements associated with it. Damage to the street can be mitigated by
placing an asphalt overlay well beyond the limits of the trench walls to produce a more durable
surface without the unsightly piecemeal look that often comes with small strip patching. Near this
project, both 106" Avenue NE and NE 4" Street are classified as “Overlay Required”. Should
street cuts prove unavoidable or of the street surface is damaged in the construction process, a
half-street or full-street (depending on the extent of street cuts or damage) grind and overlay will
be required. Details of any trench restoration must be shown on the engineering plans.

Transportation Management Program
In order to reduce single occupant vehicle trips and provide enhanced options to employees and
infrastructure users, the City has adopted code provisions for a transportation management
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program. The owner of this development shall, prior to any initial occupancy of the building
structure, sign and record an agreement approved by the City of Bellevue to establish a
transportation management program to the extent required by BCC14.60.070. and 14.60.080.
See Sections XIII.A, B, C, and D for related Transportation conditions as detailed above.

VIl. STATE ENVIRONMENTAL POLICY ACT (SEPA)

The environmental review indicates no probability of significant adverse environmental impacts
occurring as a result of the proposal. Therefore, issuance of a Determination of Non-
Significance (DNS) is the appropriate threshold determination under the State Environmental
Policy Act (SEPA) requirements, with incorporation by reference of the 2016-2027
Transportation Facilities Plan Final Environmental Impact Statement (TFP EIS), dated
December 2015. This document is available in the Records Office at City Hall, 450 110"
Avenue NE. Transportation-related impacts associated with this project are consistent with the
potential projected impacts analyzed within this document.

Adverse impacts which are less than significant are subject to City Codes or Standards which are
intended to mitigate those impacts. Where such impacts and regulatory items correspond, further
documentation is not necessary. For other adverse impacts which are less than significant,
Bellevue City Code Sec. 22.02.140 provides substantive authority to mitigate impacts disclosed
through the environmental review process.

TRANSPORTATION
Long Term Impacts and Mitigation

The long-term impacts of development projected to occur in the City by 2027 have been
addressed in the City’s Transportation Facilities Plan EIS. The impacts of growth which are
projected to occur within the City by 2027 are evaluated on the roadway network assuming that
all the transportation improvement projects proposed in the City’s current Transportation Facilities
Plan are in place. The Transportation Facilities Plan EIS divides the City into several Mobility
Management Areas (MMAs) for analysis purposes. FANA Four 106 lies within MMA # 3, which
has a 2027 total growth projection of 4,086,043 Gross Square Feet (GSF) of office, 1,595,183
GSF of retail, 4,645 multi-family dwelling units and 694,200 GSF of other land uses such as hotel.
This development proposes 280,000 GSF of office, 7,600 GSF of retail, 8,800 GSF of high quality
restaurant, 415 units of multi-family dwellings units and a 120 room hotel. Therefore, the volume
of proposed development is within the assumptions of the Transportation Facilities Plan EIS.

Traffic impact fees are used by the City to fund street improvement projects to alleviate traffic
congestion caused by the cumulative impacts of development throughout the City. Payment of
the transportation impact fee, as required by BCC 22.16, contributes to the financing of
transportation improvement projects in the current adopted Transportation Facilities Plan, and is
considered to be adequate mitigation of long-term traffic impacts. Fee payment is required at the
time of building permit issuance.

Mid-Range Impacts and Mitigation
Project impacts anticipated to occur in the next six years are assessed through a concurrency

analysis. The Traffic Standards Code (BCC 14.10) requires that development proposals
generating 30 or more new p.m. peak hour trips undergo a traffic impact analysis to determine if



Four 106
15-123106-LP & 15-123104-LD
Page 33 of 63

the concurrency requirements of the State Growth Management Act are maintained.

This development will generate approximately 317 new p.m. peak hour trips, with credit for
removal of existing uses. City staff distributed and then assigned project-generated trips to the
street network using the City's EMME-2 travel forecasting model with the current Capital
Investment Program network. By adding the expected project-generated trips to the traffic
volumes in the model, the area average levels of service were determined. To create a baseline
condition for comparison, the levels of service were also determined using traffic volumes without
the project-generated trips. In this project analysis, 13 system intersections received 20 or more
p.m. peak hour trips.

Neither the maximum area-average levels of service nor the congestion allowances would be
exceeded as a result of traffic generated from this proposal. Therefore, the proposed development
passes the concurrency test. The concurrency test results are included in the Transportation
Department file for this development. A concurrency determination is issued on the date of
issuance of the land use decision. This project complies with the Traffic Standards Code and is
receiving a Certificate of Concurrency. See Attachment C for this certificate.

The rules of concurrency reservation are outlined in the Traffic Standards Code Director’s Rules,
updated July 21, 2011. The concurrency determination is reserved to this project at the land use
decision date. The concurrency reservation expires one year from the land use decision date
unless a complete building permit application is filed (BCC 14.10.040.F). Atthe time of a complete
building permit application, the Certificate of Concurrency will remain in effect for the life of the
building permit application, pursuant to BCC 23.05.090.H.

Short Term Operational Impacts and Mitigation

City staff directed the applicant's traffic consultant, Transportation Engineering Northwest
(TENW), to analyze the short term operational impacts of this proposal in order to recommend
mitigation if necessary. These impacts included traffic operations conditions during the a.m.
and p.m. peak hours. Issues that were analyzed in the Traffic Impact Analysis, dated February
2. 2018, included LOS analysis at nearby intersections, LOS and vehicle queues at the site
driveways and private alley, site vehicular and pedestrian circulation, delivery truck circulation/
operations, transit availability, and accident history analysis for the past three years. The
engineering plans such as the roadway plan with detailed roadway cross-sections, street
lighting, traffic signal modification, street channelization markings and signage were submitted
in conjunction with the frontage improvements on 106" Avenue NE, NE 4" Street and 108"
Avenue NE that include pavement widening on 106™ Avenue NE. We do not anticipate any
adverse operational impacts due to the proposed development. The TENW analysis is
available for review in the project file

Amendments to Environmental Checklist

The Environmental Checklist submitted with the application was revised per the revised design
concept and it adequately discloses expected environmental impacts associated with the
proposed project. The City codes and requirements, including the Clear and Grade Code, Utility
Code, Land Use Code, Noise Ordinance, Building Code and other construction codes
adequately mitigate expected environmental impacts except as noted below. The following
amendments to the Environmental Checklist are needed. These impacts will be mitigated
through exercise of code authority as well as through project-specific conditions of approval,
contained in Sections XIll A, B, C. and D for related conditions.
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UTILITIES
Surface Water

The site is located within the Meydenbauer Drainage Basin. Storm water from the site currently
drains to the public storm system in 106" Avenue NE and is conveyed in catch basins and pipes
along the road frontage and eventually discharges to Lake Washington. The site is located in
the Meydenbauer No Detention Zone and no detention is required as long as the site can
maintain historical drainage patterns on the property. The redevelopment project creates
enough pollution generating surface to trigger water quality requirements.

The proposed storm drainage outfall for the entire site is near the existing drainage point located
in 106™" Avenue NE.

Water/Sewer

Water for the site will connect to an 8-inch cast iron water main located in 106" Avenue NE.
There is sufficient capacity in the existing water main to supply the site with domestic water.

Sewer for the site is available to existing sewer mains in 106" Avenue NE and 106™ Place NE.
The commercial redevelopment will need to connect into a manhole with an 8-inch size or
greater sewer stub.

NOISE

Exterior Noise: As conditioned, short term impacts related to noise generation as a result of the
construction will be minimized. Normal hours for allowed generation of noise related to
construction are from 7:00 a.m. to 6:00 p.m. Monday through Friday and 9:00 a.m. to 6:00 p.m.
on Saturday. Exceptions to the construction noise hour limitation contained in the Noise
Control Code may not be granted pursuant to 9.18.020C.1 & 2. However, prolonged exposure
to noise created by extended hour construction activity is likely to have a significant impact on
inhabitants of surrounding commercial and residential properties during the proposed timeline
for construction. If expanded hours are necessary to accommodate a specific component of
construction, a noise permit shall be required and must be submitted in advance of the
scheduled onset of extended hour construction activity. In accordance with the Bellevue City
Code — BCC 9.10 — Noise Control, the City will only be providing construction noise exemptions
for the following work:

= Work in the ROW and essential public facilities (i.e., Water connections that require a
main shut off and are required to be done at night by the Utility Department)

= Work to accommodate transportation mitigation

= Required evening haul routes

Work that has been previously determined by sound level monitoring is not to exceed the
maximum permissible noise levels. Utility/site work on private projects/property is not essential
public facilities. See Section XIII.A for related condition.

Interior Noise Levels: The Bellevue City Code, BCC 9.18, limits interior noise levels within
residential structures to 40 dBA in sleeping areas and 45 dBA in non-sleeping areas. Special
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construction is generally necessary to meet these thresholds. Prior to the issuance of any
occupancy permits, the applicant shall verify that this threshold has been met. See Section
XIH.D for related condition.

Vil. CHANGES TO PROPOSAL

Site Design

1.

2.

10.

The applicant was required to request a Binding Site Plan in order to spread the FAR
throughout the MDP.

The Transportation Department required a right turn pocket on 106" Avenue NE that
caused a revision to the frontage and building.

The Transportation Department required the applicant to adjust the Phase il
driveway location for the MDP due to its proximity to Expedia.

Minor modifications were made to the sidewalk due to vision triangle issues from the
alley to NE 4" Street.

Ordinance 6277 was adopted by City Council in 2016 during the review of this
project. The applicant was required to modify the submitted landscape plan to
accommodate the increase in landscape buffer from four to five feet along with
modification to sidewalk width.

The mid-block connector shown at the south side of the property was modified three
times. The first because the hill climb to the alley was too steep for pedestrians.
The second modification occurred at the bequest of the Soma Towers’ owner due to
safety concerns for the at grade mid-block connection. The last iteration is the mid-
rise hill climb which is not as steep at the first proposal but avoids an at grade
solution.

Because this is an MDP, the applicant was required to provide a pedestrian
connectivity plan with this approval. The applicant has submitted said plan for all
future phases for staff approval.

Additional information was required regarding proposed street furniture for the
pedestrians utilizing said pedestrian connections. The applicant has provided
cutouts for lighting, street furniture, and landscaping for mid-block connections for
Phase | review.

Additional information was requested regarding pedestrian amenities within the
existing alley and throughout the mid-block connections. The applicant provided
artist’s renderings which shall be formalized at each future phase prior to building
permit issuance. Consistent use of street furniture, lighting, etc. for the pedestrian
shall be provided for each future phase prior to building permit issuance. See
Section XIII.C for related condition.

Art will be provided along the NE 4™ and 106™ Avenue NE street frontages. A draft
package was provided by the artist for staff review. Prior to building permit issuance,
the draft package dated April 22, 2016, will be required to be finalized prior to
building permit issuance. See Section XIII.C for related condition.
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Building Design

1. Originally, a parking garage entry location was studied at the southwest corner of the
building. The Transportation Department determined that this location was not ideal
due to the existing Soma Towers project to the south which has its garage entry/exit
is at this location. Approximately, 60 feet of curb access is necessary between
driveways. It would have also compromised the pedestrian sidewalk environment.

2 Revision to the east elevation of the north tower was required to diminish the width of
the initial banding which was too prominent for this building facade.

3. More information was requested regarding locations of parking for hotel, restaurant,
residential and visitor stalls. To ensure clarity for each user group, the applicant shall
sign each area accordingly. See Section XIII.D for related condition.

4. More information was requested regarding the roof top equipment and design. The
applicant has redesigned the rooftop so that the elevator overruns and other
equipment are in the center of the roof with associated roof screening.

5. The initial north elevation of the north building allowed limited amounts of pedestrian
interaction. The applicant revised the entry door on this facade and increased the
amount of fenestration for better pedestrian connectivity into the office/restaurant/bar
spaces. :

IX. DOWNTOWN DESIGN GUIDELINES AND DECISION CRITERIA
Design Review Criteria and Design Guidelines

The proposal meets the Design Review criteria (LUC 20.25A.110). If modifications are made to
this design review application, the applicant will be required to provide documentation of said
change by either amending this Design Review application or via the Land Use Exemption
(LUX) process. Compliance will be required to the LUC in effect. See Section XIII.C for related
condition.

Vehicular Circulation and Parking (LUC 20.25A.110.A.1)

All parking is located in a below grade parking structure. The access is located off the alley at
the southeast corner of the building. A loading zone on 106th Avenue NE has been sized for
three vehicles so that guests may use valet service, drop-off luggage and passengers before
proceeding to self-parking by way of right-turn access into the NE 4th Street alley if they so
choose. The parking will accommodate 0.75 residential parking spaces per unit on the secured
lower parking levels. Bicyclists will enter the building using the parking ramp or have the option
to access the service elevator through alley doors down to the bike lockers.

There are three components that make up the parking demand for this project. They are the
hotel, the apartments (both north and south towers) and the restaurant. Parking has be
allocated as follows:
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Requirements LUC Parking Ratios
Required | Required | Area/Units Stahs] Stalis| Proposed | Owner I
Min Max Proposed Min Max| Ratio Target
Apariments per Unit 0 2 326 - 652 0.73 230
Hotel per Key * . 120 TBD T8D 0.85 66 *Not a specified LUC use
Hotel Surplus 9
Hotel Total 75
Restaurant per 1000SF [1] 15 5,984 - 90 3.50 4l Restaurant
Grend Total[ 10 72
Provided [ com| Std] He| Total] % Comp)
[B1 il 1 5
P1 35 47 2 84
P2 38} 48 2 84
P3 36] 46] 2 84
P4 27 40 2 69 )
Total 146 178 9| 3 45% 85% LUC Maximum
Apariments  Hotel  Restaurant  Total
Assignment of Spaces B1 1| 4 5
P1 38 29 17 84
P2 69| 15 84
p3 69 18] (]
P4 53 16 89
Total 230 75 21 326|

represants valet/self-nark

Parking stalls for the hotel/restaurant guest self-parking are located at the upper parking floors.
A shuttle elevator will allow direct access to the hotel, restaurant and pool-side bar from
underground parking. Valet parking will be located between the self-parking and residence
stalls. The residential elevators access all the garage levels for convenience of the residences
directly to their units.

Hotel: Hotel guests will use the valet service when they arrive by car on 106" Avenue NE.
This drop-off lane is also where town cars and livery services will take guests. Valeted vehicles
will then be driven into the parking garage and parked on floors P1 and P2.

Restaurant: Restaurant guests will either use the valet service as described above or self-park
in the garage by taking a parking ticket at the garage entry pay station. Twenty-one visitor stalls
will be devoted to this use. These stalls are located on level P1 and have been clustered
around the shuttle elevators to allow for easy and quick access to the restaurant.

Apartments: Apartment residents will self-park on levels P2 through P4. These stalls are all
beyond a security gate located on the plan set. These stalls may be assigned or not. A
modicum of visitor stalls will be provided for residents and the leasing office.

Service Operations: Access to all service operations is proposed from the private alley to the
loading dock. Two bays are proposed for load/unloading while the other bay contains the
compactor in the central portion of the east facade. Haul routes for trucks and service vehicles
is to occur north from NE 2™ Street in the private alley so that a right —hand turn can be made at
NE 4" Street when exiting the project. Refuse/recycling, residential moving/unloading, and all
hotel/kitchen service is accommodated through the private alley service area. Republic
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Services has reviewed and approved truck operations per their letter dated November 9, 2016,
which can be found in the project file.

Pedestrian Circulation and Amenities (LUC 20.25A.110.A.2)

As noted in Section Ill above, pedestrian circulation and amenities will be provided with each phase
of the MDP. Completion of the MDP will facilitate pedestrian connections north/south and east/west
within the superblock to increase pedestrian movement in this area. Landscaping, pedestrian
amenities such as lighting, benches, landscaping, etc. will make these connections a pleasant
pedestrian experience.

Wind and Sun (LUC 20.25A.110.A.3)

The applicant has provided a sun/shade diagram as noted on Sheet MDP-A.14 for Phase |.
Sun exposure will be greater in the summer versus winter months. Placement of the two towers,
with the north tower running north-south and the south tower east-west creates a zone
protected from southerly winds on the third level for the amenity deck. Location of the pool-bar
pavilion to the north-west helps shield the outdoor seating areas from north-westerly winds that
occur during the daytime hours. Also placement of wind-blocking glass railings on the amenity
level will contribute to creating comfortable outdoor zones. The pedestrian street-level
canopies also help in giving the pedestrian protection from winds coming down the building
face. The placement of the north tower on the eastern edge of the lot opens up the amenity
deck to western solar exposure in the afternoons. The narrow edge of the north tower toward
NE 4th Street also reduces the solar shading to the street and buildings north of the site.
Future phases of development will be oriented to maximize the sun exposure while providing
protective elements from the wind.

Open Space (LUC 20.25A.110.A.4)

Amenity Deck
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The podium’s third level will serve a wide range of users from the public to the hotel guest and
resident. It includes a plaza deck which contains a pool, pool bar, spa, outdoor dining, and
outdoor gathering areas that is located for good access to sunlight. The plaza deck will have
areas adjacent to the pool-bar which are accessible to the public when frequenting the pool-bar.
The whole area will also contribute to the visual openness from adjoining towers by the
placement of the towers away from the corner of NE 4" Street and 106" Avenue NE.

Proposed landscaping for the pool-bar pavilion roof/pool terrace areas also gives the residents
looking down on the corner some visual relief from buildings and hardscapes. The plaza deck
landscaping will be a combination of raised beds, potted plants and assorted plantings. The
scale of the vegetation will range from small-medium trees to ground cover and grasses. The
landscaping will contribute to shading, provide natural barriers and absorb rainwater from run-off
of the plaza deck. Seating is an integral part of the plaza deck providing for small gatherings,
lounging by the pool, quiet zones, and outdoor seating for the pool-bar. The walkable surfaces
will be a variety of raised pedestal pavers that are non-glare, non-slip and a safe surface
materials.

Also the project includes a sidewalk level plaza courtyard on 106" Avenue NE of moderate size.
It acts primarily as an outdoor seating area for the restaurant and hotel lobby bar which is open
to the public, guest and residents. The western orientation will help to maximize natural light
access. Sun shading devices and landscaping at the side walk edge will give a sense of
enclosure and scale to the plaza while allowing visual access and sun shading for the
occupants. Two means of access from the sidewalk; at level grade and down a few steps allow
multiple points for users to access the plaza.

Light and Glare (LUC 20.25A.110.A.5)

While using primarily glass in the window wall system of the towers, the placement, shape,
orientation, and proximity to the streets and surrounding buildings reduces the potential for glare
impacts on major public spaces. The north tower’s set back from 106" Ave NE will reduce any
glare to the street. lts north elevation which is mostly in shade faces NE 4" Street and the
Bellevue Towers project. The east facing elevation is mostly non-reflective materials. The
south tower shares the same glare and light areas with its southern neighbor Soma towers.
Phase | development has few facets and orthogonal faces, that will that minimize the times
when glare can be an issue which will positively affect light spillage. The podium level of the
project has a high percentage of non-reflective materials and sun shading devices and entry
marquees to reduce glare at 106thAvenue NE. Also the use of vegetative roofs and landscape
on the level three amenity floor reduce the glare to surrounding high-rise buildings.

Downtown Patterns and Context (LUC 20.25A.110.B)

Natural Setting and Topography (LUC 20.25A.110.B.1)

Topography on this site is somewhat challenging throughout the MDP. Site topography ranges
from elevation 130 at the northwest corner of Phase | development to a high of 165 on 108"
Avenue NE for Phase Il. The applicant proposes to place the tallest elements of the project in
Phase | while Phases Il and Ill potentially will have lower development height than Phase I
Phase | development takes advantage of the lower topography given its proposed heights in this
location.
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Landscape Design (LUC 20.25A.110.B.2)

There is significant landscaping proposed throughout this proposal at grade, the amenity deck
and the presidential suite level. See Landscaping Sheets L-100 to L-400 for further details.
Landscape assurance devices and/or landscape maintenance will be required prior to Certificate
of Occupancy. See Section XIII.D for related conditions.

Additionally, planting should be done according to the Parks Department Best Management
Practices and Design Standards in place at the time of construction. A Parks Department
representative shall be on-site to inspect street trees prior to planting and at the time of
planting to observe the installation. Contact Parks Department Resource Management at (425)
452-6855 at least 24 hours before planting to schedule the inspection. Lastly, the irrigation
system for all street trees and landscaping within the right-of-way will be required to be on a
separate water meter and controller that can be accessed 24 hours a day by the City of Bellevue.
Include automatic operation and rain sensors to override the automatic cycle if needed.
Coordinate the exact location and design with the Parks Department prior to irrigation installation.
See Section XIII.D for related conditions.

Views (LUC 20.25A.110.B.3)

As discussed previously, the tower massing was considered during project design to reduce the
impact on views from Bellevue Towers while opening up the intersection of NE 4th Street and
106th Avenue NE. The applicant proposed two towers above the podium. Placing the north
tower at the northeast corner of the lot on a north/south axis allows views west. Placement of the
south tower on an east/west axis reduces the scale and size of the project on this alternate axis.
The project will enhance the Bellevue skyline and therefore contribute to more interesting views
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from public spaces. The tower will have westerly views of Seattle until such time as development
occurs to the west across 106" Avenue NE.

The westerly view from the Expedia Building on 108th Avenue NE will be impacted. The north
and the south tower are rotated 90 degrees to give some views through the site from Expedia.
Northerly views from Soma Towers will impacted from current low rise development to high rise
as the site changes from its existing condition.

Building Height and Bulk (LUC 20.25A.110.B.4)

To maintain a slender tower and space between the residential towers, a smaller floor plate with
no stepping of floors was employed. The length of the north tower was shortened a half bay to
also increase further the spacing between towers. The orientation of the towers, perpendicular
rather than parallel to each other, created a larger open space at the northwest corner for the
project and a larger space between the towers. It also increased the sunlight access to the
corner of the project. Modulation of the upper floors in proportion to the tower heights and the
use of trellis “crowns’ is used to create an interesting, well-proportioned top to the towers. The
height is weighted to the corner of each tower where the mechanical units are screened behind
the wall panels and then allowed to step down to the other side of each tower (thus reducing the
perceived height and office like appearance of the towers).

Transitions (LUC 20.25A.110.B.5)

The project is located between the Downtown 0-1 (the highest density and heights) and
Downtown-MU (lower height and density) land use districts. By its location, it is in transition
between the two adjacent land use districts. The applicant has designed the podium level of the
building to create openness at the northwest corner while also complementing the low rise
development across 106" Avenue NE. Sharing a private alley with adjacent projects for service
access promotes a similar pattern of circulation for the sites. The residential towers will
complement the existing development along the east side of 106" Avenue NE from Bellevue
Towers to Soma Towers.

Patterns of Activity (LUC 20.25A.110.B.6)

The amenity deck contains a plaza/pool-bar for use by the public, hotel guests and residents.
This is an activity zone that can become a focal point for downtown residents. The street level
restaurant also adds another activity zone for gathering. The midblock pedestrian connection
will provide the first phase of a vital connection between 108" and 106" Avenues NE that will
begin to connect the project to the Civica Building (and others) on 108" Avenue NE to maximize
opportunities for vital, pedestrian-level activity to all areas of the Downtown.

Signage (LUC 20.25A.110.B.7)

General sign information has been noted at this time. However, a master sign permit package
will be required for this proposal for formal review and approval. See Section XIII.E for related
condlition.
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Design Guidelines — Building/Sidewalk Relationships (LUC 20.25A.115)

NE 4t Street is designated as a “C” Right-of-Way. “C” Rights-of-Way have moderate
orientation to pedestrians with the following components: incorporation of some amount of
service and commercial activities along with visual access to windows, street wallls, multiple
entrances differentiation of the ground level along with special paving treatment and seating.
106t Avenue NE is designated as a “D” Right-of-Way due to its low to moderate orientation to
pedestrians. “D” rights-of-way are required to have a combination of the following elements:
windows providing visual access into the building base, street walls and a differentiated ground
level. The applicant has complied with these standards with this proposal.

X. MASTER DEVELOPMENT PLAN DECISION CRITERIA

The Director may approve or approve with modifications an application for a Master
Development Plan if:

A. The proposed Master Development Plan is consistent with the Comprehensive
Plan.

Finding: The proposal is located within the Downtown Subarea and has a land use designation
of Downtown — 02 (DNTN-02). This zoning designation provides for intensive business,
financial, retail, hotel, and entertainment, institutional and urban residential uses. The following
land use policies are pertinent to, and supportive of, the MDP proposal:

Land Use Element

Policy LU-5: Accommodate adopted growth targets of 17,000 additional housing units and
53,000 additional jobs for the 2006-2031 period and plan for the additional growth anticipated by
2035.

Response: The proposed MDP supports this policy by providing approximately 326
residential units over three phases of development. In addition, construction of each phase of
development, along with proposed office, hotel and restaurant/retail uses will bring numerous
job opportunities to the City of Bellevue.

Policy LU-27: Encourage the master planning of multi-building and multi-parcel developments
and large institutions to emphasize aesthetics and community compatibility. Include circulation,
landscaping, open space, storm drainage, utilities, and building location and design in the
master plan.

Response: The MDP responds to this policy by providing a three phase development which
anticipates pedestrian circulation, landscaping, public open space areas, street frontage
improvements, storm drainage and utilities. The overall building locations and site design will
provide compatibility with each phase of development, and will be also be designed for aesthetic
compatibility with existing surrounding development.

Housing Element
Policy HO-2. Promote quality, community-friendly multifamily development and mixed-use

development, through features such as enhanced open space and pedestrian connectivity.
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Response: The MDP includes an east-west mid-block pedestrian connection and will also
connect to a north-south pedestrian connection through the entire city block. Sections of
pedestrian connectivity will be constructed as each phase of development is implemented. See
Section Il above for full pedestrian discussion.

Policy HO-11: Encourage housing opportunities in mixed residential / commercial settings
throughout the city.

Response: The MPD will promote the development of new housing units in close proximity to
other adjacent residential and office/commercial uses.

Urban Design & The Arts Element

Policy UD-11: Develop Downtown and other mixed-use areas to be functional, attractive and
harmonious with adjacent neighborhoods by considering through-traffic, view, building scale,
and land use impacts.

Response:  The MDP meets this objective by creating mixed-use designs over three phases
of development which include various combinations of residential, office, hotel and
restaurant/retail uses. Generalized building envelope and site designs for each phase of
development appear to indicate appropriate transitions to surrounding development within this
area of the Downtown.

Policy UD-12: Enhance and support a safe, active, connected and functional pedestrian
environment for all ages and abilities.

Response:  The MDP meets this objective by providing pedestrian connectivity through each
phase of development. In addition, a mid-block pedestrian connection will run both east-west
and north-south, which will link all three phases of development together, in addition to providing
a means to walk between 108" Avenue NE, NE 2™ Street, 106" Avenue NE and NE 4" Street.

Policy UD-21: Explore opportunities to enhance pedestrian and other mobility connections
between buildings and developments.

Response: Existing sections of a larger pedestrian connection between NE 2™ and NE 4"
Street are currently in place to the west of the Expedia building and the Civica office buildings.
Construction of Phase il of the MDP will fully connect these two existing pedestrian connections
for a full connection between NE 2™ Street and NE 4t Street. In addition, over time, all three
phases of development will end up providing a full pedestrian connection between 108" Avenue
NE and 106" Avenue NE.

Downtown Subarea
Policy S-DT-2: Encourage a variety of land uses to occur in mixed-use buildings or complexes
where appropriate.

Response;  The MDP will provide a variety of land uses, some of which will occur in mixed-
use buildings, including residential, office/commercial and restaurant/retail uses.
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Policy S-DT-26: Encourage residential uses to occur in mixed-use structures or complexes.

Response:  The MDP anticipates residential uses to occur in mixed-use structures
throughout the three phases of development.

Policy S-DT-144: Provide mid-block access corridors within a Downtown superblock which
accommodates vehicle access to parking areas, loading/delivery access, and pedestrian
circulation. Develop specific design concepts and implement them as development occurs in
each superblock.

Response: The MDP provides a pedestrian mid-block connection, running east-west
between 108" Avenue NE to 106% Avenue NE, which will be constructed over the three phases
of development. In addition, the MDP will complete an existing mid-block pedestrian connection
between NE 4t" Street and NE 2™ Street with implementation of Phase Ill. An existing private
alley, known as 106" Place NE will continue to run north-south, providing vehicular access to
Phases | and |ll, including areas for loading and delivery activities.

B. The Master Development Plan complies with the applicable requirements of the
Bellevue City Code.

Finding: As shown in Sections IV.A and VI, A-D above, the proposed MDP complies with all
applicable development regulations of the Bellevue City Code, including Land Use,
Transportation, Utilities and Fire codes. A detailed review of city codes and standards will occur
as future phases of development are submitted as separate design review applications.

C. The proposed Master Development Plan addresses all applicable standards,
guidelines or criteria of this Code in a manner which fulfills their purpose and
intent.

Finding: As described in Section |.B and |.C above, the MDP addresses all applicable
standards, guidelines or criteria of the Land Use Code in a manner which fulfills their purpose
and intent.

The purpose of an MDP is as follows: a mechanism by which the City can ensure that site
development including structure placement, vehicular and pedestrian mobility and necessary
amenities are developed and phased to conform to the terms of the Land Use Code and other
applicable City codes and standards. (LUC 20.30V.120)

The proposed project meets this criteria. The FANA MDP is a 2.87 acre site of which
development will be constructed in three phases over a ten year period. The first phase of
development is included as part of this application. In addition to phasing, the MDP includes the
number of and uses of buildings (i.e. office, residential), amenities, pedestrian-oriented uses
(restaurants) and mid-block pedestrian connections. Attachment C and Section IV.A for
detailed discussion regarding consistency with Land Use Code and Zoning requirements,
including consistency with the Downtown chapter of the Land Use Code (20.25A).

D. The Master Development Plan depicts features of and relationships and
connectivity between required site features for the underlying Land Use District.

Finding: This application includes the first phase of development which will construct the
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required east/west mid-block pedestrian connection, between Phase | and the Soma Towers
development to the south. Future Phases Il and Ill of the MDP will continue this mid-block
connection further east, terminating at 108" Avenue NE, for a full mid-block connection between
106t Avenue NE and 108" Avenue NE. An existing pedestrian connection currently exists to
the west of the Expedia Building, as well as west of the Civica Office buildings. Phase Il of the
MDP will fully connect both of these existing north-south pedestrian connections, resulting in a
full mid-block connection between NE 4" Street and NE 2" Street. Refer to Sections I.B and
|.C above for additional discussion regarding MDP phasing. In addition to mid-block pedestrian
connections, the MDP includes landscaping, pedestrian amenities and frontage improvements
that are consistent with the underlying land use district.

XI. DESIGN REVIEW DECISION CRITERIA

The Director may approve or approve with modifications an application for a Design Review
application if:

A. The proposal is consistent with the Comprehensive Plan.

Finding: The following land use policies from the Urban Design Element of the City’s
Comprehensive Plan are pertinent to, and supportive of, the project proposal:

Urban Design & The Arts Element:
Character - Citywide Character

Policy UD-1: Enhance the appearance, image and design character to make Bellevue an
inspiring place to be.

Response:  As described in Section Il.A above, this first phase of development will provide
for architecturally attractive buildings in their massing, materials and details. Completion of this
project will help to further enhance this city block within the downtown, as well as add to the
fabric of the downtown core as a whole.

Policy UD-4: Create a safe, engaging and attractive pedestrian environment throughout the
City using appropriate urban design features.

Response:  Ordinance 6277 modified the pedestrian environment of the downtown, which
included an increase in landscape planter strips from four to five feet in width, and a slight
reduction in sidewalk width to below 12 feet. The applicant has provided the increased
landscape planter strip width, as well as varying sidewalk widths which meet the new downtown
code requirements. In addition, further enhancement of the pedestrian environment through
weather protection, visual interest into the podium with the proposed hotel lounge/bar area and
restaurant uses, and outdoor restaurant space also help to create an engaging pedestrian
environment.
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Character - Downtown, Commercial, and Mixed Use Neighborhoods
Policy UD-10: Encourage rooflines that create interesting and distinctive forms against the sky
within the Downtown and other mixed use areas.

Response:  As noted in Section IV.A both the north and south towers of the project have
been designed to include interesting roof forms, which also meet the criteria for additional tower

height.

Policy UD-12: Enhance and support a safe, active, connected and functional pedestrian
environment for all ages and abilities.

Response:  The Phase | development includes upgrades to the existing sidewalks and
streetscape planters fronting 106" Avenue NE and NE 4" Street. A mid-block pedestrian
connection will also be installed along the southern boundary of the development, which over
time will fully connect east to 108" Avenue NE. In addition, the east side of the development
will front a privately held alley, known as 106™ Place NE. While this area is primarily for loading
activities, the alley will receive improvements, including the installation of lighting and sidewalks
for pedestrian movement between future phases of development; however, these improvements
will not be installed until the Phase Il development is permitted.

Design Quality - Site and Building Design
Policy UD-21: Explore opportunities to enhance pedestrian and other mobility connections

between buildings and developments.

Response:  Pedestrian mobility will be enhanced with the Phase | development through the
inclusion of the first leg of a through block connection on the south side of the development.
With the full build out of Phase Il and |, the full through block connection will connect
pedestrians between 108" Avenue NE and 106t Avenue NE. In addition, interior mobility
between the podium activities, hotel use and residential towers will also be provided for. Future
connection to the Phase Il development will occur within the connecting alley on the east side
of the subject development.

Policy UD-23: Encourage excellence in architecture, site design and workmanship, and
durability in building materials to enrich the appearance of a development’s surroundings.

Response:  As described in Section Ill, Building Design Phase |, development is designed to
distinguish the residential nature of the buildings from the nearby commercial office buildings.

Policy UD-29: Integrate rooftop mechanical equipment screening with building architecture.

Response:  As noted in Section IV.C, the rooftop mechanical equipment will be architecturally
integrated into the rooftop to provide full screening of required elements. In addition, screening
from above will also be incorporated. Mechanical ventilation for the restaurant will be directed
to the alley side (East) of this proposal at Level 3. See Section XII1.C for related condition.

Design Quality - Downtown, Commercial and Mixed-Use Developments

Policy UD-48: Link increased intensity of development with increased pedestrian amenities,
pedestrian-oriented building design, through block connections, public spaces, activities,
openness, and sunlight and view preservation.
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Response: The proposal provides for pedestrian amenities, pedestrian-oriented design, the
first leg of a through block connection (running east-west) as well as public spaces, activities,
openness and sunlight. This primarily occurs at the podium level, at both the sidewalk and the
rooftop. The pedestrian environment will be stimulated with the inclusion of a large restaurant in
the central portion of the podium, which extends to the outside with an outdoor entertaining area
adjacent to the public sidewalk. The hotel lounge and bar area located in the northwest corner
of the podium will also appear inviting to passersby. In addition, the podium rooftop will include
an outdoor poolfterrace, a publically accessible pool bar, spaffitness center and other amenities.

Policy UD-50: Require buildings be sited at or near the public sidewalk as long as the full
sidewalk potential is not diminished, as appropriate.

Response: The proposed development will be sited at the edge of the sidewalk, except for a
large section along the west side of the project, fronting 106! Avenue NE. The podium will be
set back from the sidewalk in order to allow for an outdoor entertaining area as part of the
proposed restaurant for the hotel. This allows for a break in the fagade along the west elevation
of the development. In addition, sidewalk development along NE 4™ Street and 106™ Avenue
NE will provide for continuous planting strips and street trees which will be planted in
accordance with the downtown streetscape standards of the Land Use Code.

Downtown Subarea Element:

Policy S-DT-1: Emphasis shall be placed on Downtown livability, with provisions made for the
needs, activities, and interests of Downtown residents, employees, shoppers and visitors.

Response:  The proposed development will provide opportunities for hotel, residential, retail
and restaurant uses, all of which support the Downtown, employees, shoppers and visitors.

Policy S-DT-2: Encourage a variety of land uses to occur in mixed-use buildings or complexes
where appropriate.

Response:  The proposed development includes a residential tower to the south and a
hotel/residential tower to the north, with an underlying podium that functions as the hub of the
project. The podium inciudes the hotel lobby, restaurant and bar uses which support both the
hotel and residential uses. The top of the podium includes an outdoor pool deck with
corresponding amenity features, including a rooftop kitchen/bar area for entertaining which will
be accessible to the public.

Policy S-DT-3: Develop Downtown as an aesthetically attractive area.

Response: This proposal will complement the aesthetic environment of the existing
Downtown. The proposed building forms will create visual interest with the varied building
heights over the building podium, high quality materials, landscaping, expanded sidewalks and
pedestrian connectivity with the mid-block connection to the east, which ties this development to
the existing built environment.
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Policy S-DT-4: The highest intensity development shall be located in the core of Downtown,
with diminishing intensities towards the edges of Downtown.

Response: The Phase | development is located in the Downtown-O2 (DNTN-O2). Per LUC
20.10.370, this district requires the following:

Downtown-Office District 2 (Downtown-O-2). The purpose of the Downtown-O-2 Land
Use District is to provide an area for intensive business, financial, retail, hotel,
entertainment, institutional, and urban residential use to serve as a transition between
the more intensive Downtown-O-1 Land Use District and the lesser intensive Downtown-
Multiple Use Land Use District.

The applicant’s proposal complies with the intensity standards noted above in this district.

Policy S-DT-10: Require design review to ensure high quality, aesthetically pleasing
Downtown development.

Response: Review of the Phase | development of the Master Development Plan is being
accomplished through the Design Review process.

Policy S-DT-26: Encourage residential uses to occur in mixed-use structures or complexes.

Response:  The project will provide for a north tower which includes hotel use at the base of
the tower, including podium, and residential uses above. A south tower is also proposed, which
is primarily residential units and corresponding uses i.e. fitness center, community areas, etc.

Policy S-DT-35: Create a pedestrian environment with a sense of activity, enclosure and
protection.

Response:  As previously described, this project will provide for expanded sidewalks and
continuous streetscape planter strips which help to create a sense of enclosure and safety for
pedestrians. In addition, the pedestrian environment will be stimulated due to the inclusion of
the hotel lobby/bar area and main restaurant, which expands outdoors into a plaza area, all of
which will be visible and inviting to pedestrians. To further protect this environment, the
applicant will be required to direct all venting from commercial uses to the roof or L3, to prevent
malodorous discharge from encroaching into the pedestrian reaim.

Policy S-DT-36: Utilize development standards for building bulk, heights, setbacks,
landscaping requirements, stepbacks, floor area ratios, open space requirements and
development incentives.

Response: Refer to Section IV.A above for review of dimensional standards.

Policy S-DT-37: Link building intensity to design guidelines relating to building appearance,
amenities, pedestrian orientation and connections, impact on adjacent properties, and
maintenance of view corridors. These guidelines will seek to enhance the appearance, image,
and design character of the Downtown.

Response: Refer to Section Il above for project attributes.
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Policy S-DT-40: Enhance the appearance of all types of streets and adjoining sidewalks with
street trees, landscaping, water features, pedestrian scaled lighting, street furniture, paving
treatments, medians, or other softening treatments as appropriate.

Response:  The applicant has proposed a high quality landscape treatment at the pedestrian
level on both NE 4t Street and 106 Avenue NE, as well as at the rooftop podium level for
residents and guests of the hotel. Landscape materials provided at these levels increase the
visual interest of the building with vegetative relief to the materials proposed for the building.

Policy S-DT-44: Provide incentives for 106" Avenue NE to develop as Downtown’s
Entertainment Avenue. This area will include a concentration of shops, cafes, restaurants and
clubs that provide for an active pedestrian environment during the day and after-hours venues
for residents and workers by night.

Response: The primary frontage for the proposed development is on 106" Avenue NE. The
interior of the podium includes the hotel lounge/bar area, as well as a fairly large restaurant.
The restaurant expands outside into an outdoor patio area, which also helps to activate the
pedestrian realm.

Policy S-DT-103: Encourage developers to provide open space amenities accessible to the
public such as mini-parks, plazas, rooftop gardens, and courtyards in private developments.
Such amenities must be clearly identified and maintained for public use.

Response:  The top of the podium includes an outdoor pool deck with corresponding amenity
features, including a rooftop kitchen/bar area for entertaining which will be accessible to the
public. While this serves as amenity space for the hotel guests and residents in each tower, this
will also serve as public amenity space. See Section XIII.E for related condition.

B. The proposal complies with the applicable requirements of this Code.

Finding: The tables in Section IV.A of this report summarize the applicable
requirements, and analyze the proposed project for consistency with the applicable
requirements. The proposal complies with the LUC requirements for building height, lot
coverage, floor area ratio and parking. The proposal also conforms to the applicable
design guidelines and decision criteria, as described in Section IX.

C. The proposal addresses all applicable design guidelines or criteria of this Code in
a manner which fulfills their purpose and intent.

Finding: Refer to Section X of this report, which includes information on how the design
guidelines and criteria have been met.

D. The proposal is compatible with and responds to the existing or intended
character, appearance, quality of development and physical characteristics of the
subject property and immediate vicinity.

Finding: The proposal is compatible with the scale and character of development that is
beginning to emerge within this area of the downtown. The proposed exterior color and
materials are visually harmonious with the surrounding existing and proposed
development. In addition, the proposed frontage development will also be consistent
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with the character of the downtown streets, which are continuously being constructed

with recent development, including sidewalk and planter strip widths.

E. The proposal will be served by adequate public facilities including streets, fire

protection and utilities.

Finding: The proposal site will be served by adequate public facilities including streets,
fire protection and utilities. The subject site currently has access to water, sewer and

electrical services. For further discussion, see Section VI.A of this report.

F. The proposal is consistent with any required Master Development Plan approved
pursuant to Part 20.30V LUC or other applicable code section.

Finding: A Master Development Plan is included as part of this proposal. This Design
Review approval will be for the first of three phase project. For further discussion, see
Section |.B of this report, as well as Section X for Master Development Plan decision

criteria.

Xil. DECISION

After conducting the various administrative reviews associated with this proposal including
applicable land use consistency and City Code and Standard compliance reviews, the Director
of the Development Services Department does hereby APPROVE the Master Development
Plan, Design Review and SEPA applications, including MDP extended vesting for a
period of 10 years from the date of MDP approval, subject to the following conditions:

Xlll. CONDITIONS OF APPROVAL

The following conditions are imposed under the authority referenced:

A. GENERAL CONDITIONS

1. COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES: The applicant
shall comply with all applicable Bellevue City Codes and Ordinances including but not

limited to:

Clearing and Grading Code - BCC 23.76
Bellevue Development Standards
Transportation Code - BCC 14.60
Trans. Improvement Program - BCC.22.16
Right-of-Way Use Permit - BCC 14.30
Bellevue Utilities Code - BCC Title 24
Construction Codes - BCC Title 23

Land Use Code - BCC Title 20

Sign Code - BCC Title 22B

Noise Control - BCC 9.18

Uniform Fire Code - BCC 23.11

Janney Gwo

[0

Abdy Farid

Tim Stever
Arturo Chi
Violeta Tihova
Antoinette Praft

Travis Ripley

425/452-6190
425/452-7698
425/425-4294
425/452-4119

425/452-4259
425/452-5374

425/452-6042
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2.

Holiday Construction and Traffic Restrictions: Construction activities such as hauling
and lane closures between November 15" and January 5" will be allowed only between the
hours of 10:00 pm and 6:00 am due to holiday traffic. The Transportation Department will be
monitoring traffic and may modify this restriction accordingly.

Authority: BCC 14.30.060
Reviewer: Tim Stever

Vehicular Access Restrictions: Access to this site from the existing private alley and the
proposed NE 4™ Street driveway will be restricted to right-turn-in and right-turn-out only.

Authority: BCC 14.60.150
Reviewer: Abdy Farid

Provisions for Loading: The property owner shall provide an off-street loading space which
can access a public street. The number and size of loading spaces must be equal to the
maximum number and size of vehicles which would be simultaneously loaded or unloaded in
connection with this proposal. No on-street loading, unloading, or garbage pickup will be
allowed. The backing of trucks in any street or across any public sidewalk in order to access
this site is prohibited.

Authority: LUC 20.20.590.K.4, BCC 14.60.150
Reviewer: Abdy Farid

Future Modification of an MDP: Staff has reviewed both requested development options
for the MDP, with either option, the applicant shall confirm that the Transportation Impact
Analysis (TIA) submitted by Transportation Engineering Northwest (TENW) remains valid for
the MDP and does not modify the environmental analysis conducted under the 2016-2027
Transportation Facilities Plan Final Environmental Impact Statement (TFP EIS), dated
December 2015. If modifications to the MDP are minor in nature, then a Land Use
Exemption shall be required. However, modifications that change the original scope beyond
the thresholds of a Land Use Exemption and require additional transportation analysis shall
require the applicant to submit a new MDP for staff review and approval.

Authority: LUC 20.30V.160
Reviewer: Antoinette Pratt

Conceptual Approval: Utility Department approval of the design review application is
based on the final conceptual design submitted with this application. Small changes to the
site layout may be required to accommodate the utilities after utility engineering is approved.
The water, sewer, and storm drainage systems shall be designed per the current City of
Bellevue Utility Codes and Utility Engineering Standards. Utilities Department design review,
plan approval, and field inspection is performed under the Utility Developer Extension
Agreement (DEA) and Utilities Permit Processes. A water, sewer and storm Developer
Extension Agreement will be required for the project. All connection charges will be due with
the Developer Extension Agreement prior to issuance of the permit. Public and private
Easements for water, sewer and storm water facilities will be required where applicable.

Authority: BCC 24.02, 24.04, 24.06
Reviewer: Arturo Chi
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7. Construction Hours: Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m.

Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturday. Construction noise is
prohibited on all Sundays and WA state holidays. Posting of construction hours is required.
Exceptions to the construction noise hours limitation contained in the Noise Control Code
MAY be granted pursuant to 9.18.020.C.1&2 when necessary to accommodate construction
which cannot be undertaken during exempt hours. Prolonged exposure to noise created by
extended hour construction activity is likely to have a significant impact on inhabitants of
surrounding residential properties during the proposed timeline for construction. In order to
minimize detriment on residential uses in the immediate vicinity of the project, the Contractor
shall not rely on City issuance of a blanket exemption from the Noise Control Code during the
construction period. To vary construction noise hours, the applicant shall apply for a noise
permit that must be submitted two weeks prior to the scheduled onset of extended hour
construction activity. Such requests may be required to include a noise analysis prepared by
a noise consultant, including recommendations for achieving the noise limitations of the Noise
Ordinance for new residential construction.

Authority: BCC 9.18.040
Reviewer: Antoinette Pratt

B. PRIOR TO ISSUANCE OF A CLEARING AND GRADING PERMIT:

1.

RIGHT-OF-WAY USE PERMIT : Prior to issuance of any construction or clearing and
grading permit, the applicant shall secure applicable right-of-way use permits from the
City’s Transportation Department, which may include:

a) Designated truck hauling routes.

b) Truck loading/unloading activities.

c) Location of construction fences.

d) Hours of construction and hauling.

e) Requirements for leasing of right of way or pedestrian easements.

f) Provisions for street sweeping, excavation and construction.

9) Location of construction signing and pedestrian detour routes.

h) All other construction activities as they affect the public street system.

In addition, the applicant shall submit for review and approval a plan for providing
pedestrian access during construction of this project. Access shall be provided at all times
during the construction process, except when specific construction activities such as
shoring, foundation work, and construction of frontage improvements prevents access.
General materials storage and contractor convenience are not reasons for preventing
access. The applicant shall secure sufficient off-street parking for construction workers
before the issuance of a clearing and grading, building, a foundation or demolition permit.

The applicant shall secure sufficient off-street parking for construction workers before the
issuance of a clearing and grading, building, a foundation or demolition permit.

Authority: BCC 11.70 & 14.30
Reviewer: Tim Stever
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2

Civil Engineering Plans — Transportation: Civil engineering plans produced by a
qualified engineer must be approved by the Transportation Department prior to issuance
of the clearing and grading permit. The design of all street frontage improvements and
driveway accesses must be in conformance with the requirements of the Americans with
Disabilities Act, the Transportation Development Code, the provisions of the
Transportation Department Design Manual, and specific requirements stated elsewhere
in this document. All relevant standard drawings from the Transportation Department
Design Manual shall be copied exactly into the final engineering plans. Requirements for
the engineering plans include, but are not limited to:

a)

b)

c)
d)
e)

f)

Traffic signs, markings, c-curb, and other features required to control traffic
movements.

Curb, gutter, sidewalk, and driveway approach design. (The engineering plans shall
be the controlling document on the design of these features; architectural and
landscape plans must conform to the engineering plans as needed.)

All engineering details for ADA ramps, crosswalk revisions, and crosswalk equipment
such as pushbuttons.

All engineering details for installation or relocation of streetlights and related
equipment, as well as the location of street trees.

Sight distance. (Show the required sight triangles and include any sight obstructions,
including those off-site.)

Location of fixed objects in the sidewalk or near the driveway approach.

Trench restoration within any right of way or access easement.

Transformers and utility vaults to serve the development shall be placed inside the
building or below grade, and not in the main walking path of sidewalks to the extent
feasible.

Any damage to the site’s frontage during the construction must be repaired or replaced
as directed by the Transportation Department Construction Inspector.

Driveway aprons must be constructed in accordance with Design Manual Standard
DEV-7E for NE 4t Street and DEV-7F for 108" Avenue NE.

Landings on sloping approaches are not to exceed a 7% slope for a distance of 30
feet approaching the back edge of sidewalks. Driveway grades must be designed to
prevent vehicles from bottoming out due to abrupt changes in grade.

Vehicle and pedestrian sight distance must be provided per BCC 14.60.240 and
14.60.241. Sight distance triangles must be shown at all driveway locations and must
consider all fixed objects and mature landscape vegetation. Vertical as well as
horizontal line of sight must be considered when checking for sight distance.

Specific requirements are detailed below:

a.

In conjunction with frontage improvements on 106" Avenue NE that includes
pavement widening and a curb return of 30 feet at 106t Avenue NE/ NE 4" Street,
final engineering plans such as a road plan with detailed roadway cross-sections,
street lighting and street channelization markings and signage are required.

A parallel parking pullout for vehicles located adjacent to the City’'s 106" Avenue NE
right-of-way where the applicant will be responsible for its operation and maintenance.
This 10-foot wide dark colored concrete pullout will be used for passenger drop-off and
pick-ups and/ or short term loading activity.

The driveway located at NE 4" shall have an approach width, as defined in standard
drawing DEV-7E, of 26 feet. The driveway apron design shall be consistent with
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standard drawing DEV-7E. The driveway on 108" Avenue NE will be 24 feet wide
and constructed per standard drawing DEV-7F.

d. ADA curb ramp landings at the 106" Avenue NE/ NE 4" Street intersection must
comply with city standards. In addition, the crosswalk width for both 106" Avenue NE
and NE 4" Street must be 14-foot wide. The location of the proposed street trees on
106t Avenue NE will be based on the most recent landscaping plan submittal.

e. Transformers and utility vaults to serve the building shall be placed inside the building
or below grade, to the extent feasible.

Authority: BCC 14.60; Transportation Department Design Manual
Reviewer: Abdy Farid

C. PRIOR TO ISSUANCE OF ANY BUILDING PERMIT:

1.

Transportation Impact Fee: Payment of the traffic impact fee will be required at the time
of building permit issuance. This fee is subject to change and the fee schedule in effect
at the time of building permit issuance for the above ground building permit will apply.

Authority: BCC 22.16
Reviewer: Abdy Farid

Building and Site Plans — Transportation: The building grade and elevations shall be
consistent with the curb and sidewalk grade shown in the approved civil engineering plans.
During construction, city inspectors may require additional survey work at any time in order
to confirm proper elevations. Building plans, landscaping plans, and architectural site
plans must accommodate traffic signs, markings, hardware, sidewalk design, and
driveway approach design as specified in the civil engineering plans. Building plans,
landscaping plans, and architectural site plans must comply with vehicle and pedestrian
sight distance requirements, as required by city code and as shown on the engineering
plans.

Authority: BCC 14.60.060, 110, 120, 150, 180, 181, 190, 240, 241
Reviewer: Abdy Farid

Existing Easements: There are utility easements contained on this site which are
affected by this development. Any negative impact that this development has on those
easements must be mitigated or easements relinquished.

Authority: BCC 14.60.100
Reviewer: Tim Stever

Easements for Traffic Signal, Street Light Boxers and Vaults: The applicant shall
provide easements to the City for location of traffic signal and street light facilities such as
above-grade boxes and below-grade vaults between the building and sidewalk within the
landscape area.

Authority: BCC 14.60.100
Reviewer: Abdy Farid
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5.

10.

Pedestrian and Utility Easements: The applicant shall provide sidewalk and utility
easements to the City as needed to encompass the required width of any public sidewalks
located outside the city rights of way fronting this site. Documents granting such
easements shall be signed by the property owner. Along NE 4" Street frontage between
106" Avenue NE and the site’s most westerly property corner, where the sidewalk extends
over the proposal’s garage, a vertical clearance of at least 8 feet between bottom of the
sidewalk and top of the garage shall be maintained.

Authority: BCC 14.60.100
Reviewer: Abdy Farid

Dedication of Right-of-Way: The applicant shall dedicate right of way to the City along
the property frontage such that street improvements to and including the back of curb are
located within the public right of way. This includes the curb return area at 106™ Avenue
NE/ NE 4™ Street intersection.

Authority: BCC 14.60.090
Reviewer: Abdy Farid

Soil Nailing and Shoring: Soil nailing will be allowed under a street right of way,
sidewalk/utility easement, or vehicular easement only if an indemnification agreement that
protects the city is completed prior to issuance of the shoring permit. Temporary shoring
walls will be allowed under a sidewalk easement (but not under right of way) if the shoring
wall and pilings will not interfere with existing or planned utilities, and if pilings under the
sidewalk are cut off at least eight feet below grade.

Authority: BCC 14.30
Reviewer: Tim Stever, Transportation Department

Loading Zone Pullout Agreement: The applicant will sign and record an agreement
acknowledging that the applicant is responsible for signage, operation and maintenance
of the dark colored concrete pullout. In addition, the agreement will provide for utilities
easements under the area of the puilout.

Authority: BCC 14.60.100
Reviewer: Abdy Farid

Alternative Paving Material: The applicant shall sign and record an indemnification
agreement that acknowledge that the applicant is fully responsible for all future
maintenance and replacement of the alternative paving materials used along the site’s
frontage.

Authority: BCC 14.60.110
Reviewer: Tim Stever, Transportation Department

Transportation Management Program: The owner of the property being developed
shall sign and record at the King County Office of Records and Elections an agreement to
establish a Transportation Management Program to the extent required by Sections
14.60.070 and 14.60.080.
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11.

12.

13.

14.

15.

Authority: BCC 14.60.070, 14.60.080
Reviewer: Abdy Farid

No Build Easement: The Building Department requires FANA Key to grant a no build
easement across a portion of the FANA Key Parcel. A No Build Easement Agreement
shall be recorded on both properties. The Agreement must be recorded with King
County Recorder’s Office prior to building permit issuance.

Authority: IBC Table 602
Reviewer: Violeta Tihova (425) 452-4259

Boundary Line Adjustment: Phase | development is currently comprised of Parcel “A”
(350 106t Avenue NE) which is .48 acres and Parcel “B” (320 106" Avenue NE) which
is .44 acres. A Boundary Line Adjustment shall be required to remove the existing lot
line prior to building permit issuance.

Authority: LUC 20.45B.260
Reviewer: Antoinette Pratt

Garage Exhaust Noise: The garage exhaust fans can create noise levels at the public
sidewalk which exceed that allowed by the Bellevue City Code. This decision is
conditioned to require certification by the project noise consultant that the garage exhaust
fan noise will not exceed 60 dBA at the public sidewalk prior to the issuance of any
mechanical permits. Additionally, the noise consultant shall verify noise levels at the
property line on the public sidewalk, any publicly accessible space, the mid-block
pedestrian connection, and/or walkways adjacent to pedestrian oriented frontage that
exhaust fans and any other such equipment will not exceed 60 dBA at the property line.
The City may require certification of compliance following installation.

Authority: BCC 9.18.030 and LUC 20.30F.145
Reviewer: Antoinette Pratt

Design Review Modifications: Any modification to this approval shall be documented
as an Amendment to this Design Review OR as an addition or revision to this issued land
use approval, processed as a Land Use Exemption. The applicant shall demonstrate
compliance with the Land Use Code in effect at the time of issuance of this report. Any
modification of the project design must be reviewed for consistency with the design intent
as stated in Section Ill of this report. Conditions of Approval run for the life of the project.

Authority: LUC 20.30F.175, 20.25A.060
Reviewer: Antoinette Pratt

Commercial Venting: To further protect this environment, the applicant shall be
required to direct all venting away from pedestrian areas and gathering spaces either to
the roof or L3. This will reduce the opportunity of malodorous odors from encroaching
into the amenity deck/pedestrian areas.

Authority: BCC 9.10.030.B and LUC 20.20.525
Reviewer: Antoinette Pratt
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16.

17.

18.

19.

20.

Mechanical Equipment/Ventilation: The maximum elevation of 432’-3 %" may not be
exceeded for any reason within this application and approval. No changes shall be
permitted to the shown roof details for this project without consent of staff during building
permit review. Additional height is based on the details provided herein. Modification to
the roof design/mechanical equipment without approval may place the additional height at
risk for reduction to elevation 379-9 %”. Additionally, all venting shall be designed so
that it does not detract from the architectural integrity of the building for staff review prior
to building permit issuance. Roof screening from above shall be reviewed and approved
prior to building permit issuance.

Authority: LUC 20.20.525
Reviewer: Antoinette Pratt

MDP Recording: The applicant will be required to file the MDP with the King County
Recorder’s Office prior to building permit issuance. The MDP shall provide extended
vesting for a period of 10 years from the date of MDP approval.

Authority: LUC 20.30Vv.180
Reviewer: Antoinette Pratt

Draft Art Package: Art will be provided along the NE 4" and 106" Avenue NE street
frontages. A draft package was provided by the artist for staff review. Prior to building
permit issuance, the draft package dated April 22, 2016, will be required to be finalized
prior to building permit issuance.

Authority: LUC 20.25A.030, #14
Reviewer: Antoinette Pratt

Binding Site Plan (BSP) Recording: The applicant shall submit a BSP for staff review
and approval prior to building permit issuance. The BSP shall be recorded with King
County Recorder’s Office before the sale or lease of any lot, tract or parcel. The BSP shall
include all required dedications and easements per the MDP conditions of approval at the
time of Design Review application for each project. Additional amendments may be
required based on future phases of development. Any noted discrepancies between the
public and private street cross sections as portrayed on the MDP and Design Review plans
shall be reconciled prior to recording of the BSP. Modifications shall be processed as an
amendment to the Binding Site Plan, per RCW 58.17.

Authority: RCW 58.17.035, Alternative Land Division
Reviewer: Antoinette Pratt

Consistent Usage of Pedestrian Amenities: Sheet MDP-A.21 provides an overview of
proposed lighting (bollard, exterior step light, and landscape up lighting), benches, litter
receptacles, and vine walls. Additional detailing shall occur with future design review
applications to continue said pedestrian amenities. Consistent usage of street furniture,
lighting, etc. for the pedestrian shall be provided for each future phase prior to building
permit issuance.

Authority: LUC 20.30V.130
Reviewer: Antoinette Pratt
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21.

22.

Podium Level Amenities: The applicant has designed the top of the podium to include
an outdoor pool deck with corresponding amenity features to include a rooftop kitchen/bar
area for entertaining which shall be accessible to the public. While this serves as amenity
space for the hotel guests and residents in each tower, this shall also serve as public
amenity space.

Authority: LUC 20.25A.030, Active Recreation Area
Reviewer: Antoinette Pratt

Residential Vents: The applicant shall provide to-scale plans for venting the hotel and
residential units. Vents from the individual units shall extend to the roof, and not out the
side walls, unless the applicant can demonstrate that the vents can be designed and
constructed to successfully integrate with the overall design of the building exterior.
Screening and installation details must be submitted and approved by the Development
Services Department.

Authority: LUC 20.25A.110.B.3
Reviewer: Antoinette Pratt

D. PRIOR TO CERTIFICATE OF OCCUPANCY:

1.

Street Frontage Improvements: All street frontage improvements and other required
transportation elements, including street light and traffic signal revisions, must be
constructed by the applicant and accepted by the Transportation Department Construction
Inspector. Al existing street light and traffic signal apparatus affected by this
development, including traffic controllers, pedestrian signal poles, traffic signal poles, and
power sources, must be relocated as necessary. Transformers and utility vaults to serve
the building shall be placed inside the building or below grade, to the extent feasible.
Bonding or other types of assurance devices will not be accepted in lieu of construction,
unless the city requires a delay. Specific requirements include but are not limited to the
following:

a) Driveway widths and approaches must be constructed in accordance with the
approved civil engineering plans.

b) Landings on sloping approaches are not to exceed a grade of 7% for a distance of 30
feet approaching the back edge of sidewalks. Driveway grades must be designed to
prevent vehicles from bottoming out due to abrupt changes in grade.

c) Streetlights shall be located per the approved streetlight plan and street trees shall
have the required spacing from the streetlights in order to achieve the required on-
street lighting levels.

d) Traffic signal poles, signs and equipment shall be located per the approved traffic
signal plan.

e) Fixed objects shall be at least ten feet from any driveway edge, as defined by Point A
in standard drawing DEV-7E, and at least three feet behind the face of curb, unless
the Transportation Department approves less space.
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f) Public sidewalks, ramps, and pedestrian pushbuttons shall be ADA compliant.

g) Street and sidewalk improvements shall have an acceptable cross slope and shall
have adequate provisions for drainage.

h) Any awning, marquee, balcony, etc. over a sidewalk or utility easement must be at
least 16 feet above the sidewalk, or be removable (with an agreement regarding
removal and replacement); and must have at least three feet horizontal clearance from
any streetlight or traffic signal pole.

i) Required traffic signs, markings, c-curb and other traffic controls shall be installed.

j) Vehicle and pedestrian sight distance shall be provided per BCC 14.60.240 and
14.60.241. Vertical as well as horizontal line of sight and all fixed objects, structures,
and mature landscaping must be considered when checking for sight distance.

Authority: BCC 14.60.090, 110, 120, 150, 181, 190, 200, 210, 240, 241,
Transportation Department Design Manual; and Transportation Department Design
Manual Standard Drawings.

Reviewer: Abdy Farid

2, Pavement Restoration: Pavement restoration associated with street frontage
improvements, utility installation, or to repair damaged street surfaces shall be provided
as follows. On both 106t Avenue NE and NE 4t Street any trenching or construction-
related street damage will require half street or full street grind and overlay. The exact
extent of the pavement restoration will be determined in the Right of Way Use Permit for
the development and discretion of the Transportation Construction Inspector.

Authority: BCC 14.60. 250; Design Manual Design Standard #23
Reviewer: Tim Stever

3. Implement the Transportation Management Program: A Transportation Management
Program to the extent required by Sections 14.60.070 and 14.60.080 and specified in the
required TMP agreement (see Condition of Approval above) must be implemented and
accepted by the Transportation Department.

Authority: BCC 14.60.070, 14.60.080
Reviewer: Abdy Farid

4. Public Access: Mid-block connections have been established for Phases |, It and Il of
the MDP. 24-hour public pedestrian access shall be accommodated along Phase |,
east/west mid-block connection. In addition, public access signs located prominently and
visible to pedestrians from the public right-of-way shall be posted at every point where
the public access easement intersects with the public right-of-way prior to Certificate of
Occupancy. A written agreement that meets the satisfaction of the Development
Services Department Director shall be recorded with the King County Recorder’s office.

Authority: LUC 20.25A.110, BCC 22B
Reviewer: Antoinette Pratt
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5.

10.

11.

Bonus System Recording: The applicant shall record a copy of the approved bonus
point calculations, a statement that 100% of the project frontage shalll remain pedestrian-
oriented retail, and the project drawings & conditions of this Design Review with the King
County Records office.

Authority: LUC 20.25A.020.D.3
Reviewer: Antoinette Pratt

Landscape Installation Assurance Device: If a Temporary Certificate of Occupancy is
requested prior to completion of the landscaping installation, the applicant shall file with
DSD a landscape installation assurance device equal to 150% of the cost of labor and
materials for any landscaping that has not yet been installed.

Authority: LUC 20.40.490
Reviewer: Antoinette Pratt

Landscape Maintenance Device: The applicant shall file with DSD a landscape
maintenance assurance device for a one-year period from the date of final inspection in
the form of an assignment of savings or letter of credit for 20% of the cost of labor and
materials for all required landscaping.

Authority: LUC 20.40.490
Reviewer: Antoinette Pratt

Interior Noise: The Bellevue City Code, BCC 9.18, limits interior noise levels within
residential structures to 40 dBA in sleeping areas and 45 dBA in non-sleeping areas.
Special construction is generally necessary to meet these thresholds. Prior to the
issuance of any occupancy permits, the applicant shall verify that this threshold has
been met.

Authority: BCC 9.18
Reviewer: Antoinette Pratt

Site and Building Lighting: Site and building lighting will be required to comply with light
and glare standards to reduce spillover on adjacent parcels.

Authority: LUC 20.20.522
Reviewer: Antoinette Pratt

Allocation of Parking for Retail, Restaurant, and Visitor: Prior to TCO, applicant
shall submit plans of the parking garage to Land Use, identifying the exact location of the
parking stalls to be assigned to the retail, restaurant and visitor uses in the building and
identify any conditions and/or restrictions for these spaces.

Authority: LUC 20.25A.050
Reviewer: Antoinette Pratt

Storefront Glazing/Vision Glass: To ensure visibility from the sidewalk along NE 4t
Street and 106t Avenue NE to enhance the pedestrian environment at this level into the
restaurant/bar and lobby areas of the project. The vision glass should be clear (non-tinted,
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12.

13.

non-reflective) window glass. The windows shall not be obstructed with devices such as
curtains, blinds, etc. and shall allow continuous visual access into the retail spaces with
exception for sun shading at seasonal times of the year. Blinds shall be raised when the
sun intensity has receeded.

Authority: LUC 20.25A.030.C.1, 20.15A.090.E and 20.30F.145
Reviewer: Antoinette Pratt

Planting in Right-of-Way/Streetscape: Planting shall be done according to the Parks
Department Best Management Practices and Design Standards in place at the time of
construction. A Parks Department representative shall be on-site to inspect street trees
prior to planting and at the time of planting to observe the installation. Contact Parks
Department Resource Management at (425) 452-6855 at least 24 hours before planting to
schedule the inspection.

Authority: LUC 20.25A.060.B
Reviewer: Tom Kuykendall, Parks Department
Antoinette Pratt, Land Use

Planting Strip/Right-of-Way Irrigation: The irrigation system for all street trees and
landscaping within the right-of-way shall be on a separate water meter and controller that
can be accessed 24 hours a day by the City of Bellevue. Include automatic operation and
rain sensors to override the automatic cycle if needed. Coordinate the exact location and
design with the Parks Department prior to irrigation installation. Parks Department contacts
are the following:

* Tom Kuykendall, tkuykendall@bellevuewa.gov or (425) 452-7925; or
* Melissa Kerson, mkerson@bellevuewa.gov or (425) 452-4100

¢ No drip irrigation will be allowed within any City right-of-way.
e Schedule 40 irrigation pipe is required.

e There shall be a minimum 4-inch diameter sleeve under all new sidewalks and
driveways.

e If the irrigated area exceeds 500 square feet then the landscape irrigation
budgeting section of the Water Code applies.

e Electrical connections for lighting in tree wells or planter strips may be allowed, if
installed in compliance with the electrical code and subjected to an electrical
inspection. As-built drawings shall be submitted to the City of Bellevue Parks
Department and Land Use. Irrigation devices and electrical components shall not
create a tripping hazard in the sidewalk.

Authority: BCC 24.02.205, LUC 20.25A.060.B
Reviewer: Antoinette Pratt
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E. PRIOR TO ISSUANCE OF SIGN PERMITS
1. Signs: All signage shall be pedestrian oriented. A comprehensive sign package shall be

submitted to DSD for review and approval prior to issuance of any sign permits. The
sign package plans, elevations, and other sketches shall include but are not limited to:

A Location

B. Lighting

C. Color Palette

D. Material

E. Design (No cabinet or can signs are permitted)

Signage shall be the minimum size necessary to convey information and shall be
architecturally compatible and integrated with the building. See Sign Code limitations or
other design criteria. Design review of individual signs and compliance with the
approved sign package will occur through review of each sign permit application.

Authority: LUC 20.25A.110, LUC 20.30F, BCC 22B
Reviewer: Antoinette Pratt

ATTACHMENTS

A. Project Plans and Drawings
B. FAR and Amenity Calculations
C. Certificate of Concurrency
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(Project Plans and Drawings)






MDP DRAWING SCHEDULE

ARCHITECTURAL
MDP-A.1  COVER PAGE (REVISED 11/4/2016)
MDP-A.2  SHEET INDEX (REVISED 11/4/2016)

MDP-A3 VICINITY MAP

MDP-A.4 EXISTING VICINITY AERIAL SITE PLAN
MDP-A5 EXISTING STREET LEVEL VIEWS
MDP-A6 EXISTING STREET CONTEXT

MDP-A.7 SITE TOPOGRAPHY PLAN

MDP-A.8 EXISTING VICINITY VIEWS

MDP-A9 EXISTING VIEWS

MDP-A.10 106TH PL NE - EXISTING ALLEY VIEWS 1
MDP-A11 106TH PL NE - EXISTING ALLEY VIEWS 2

MDP-A.12 THROUGH - BLOCK PEDESTRIAN CONNECTION EXISTING VIEWS

MDP-A3 MID - BLOCK CONNECTOR PLAN
MDP-A.14 SITE FEATURE DIAGRAMS

MDP-A.15 EXISTING SITE SECTIONS

MDP-A.16 PHASE 01 MASTERPLAN / SITE PLAN

(REVISED 11/4/2016)

(REVISED 11/4/2016)

MDP-A.17 PHASE 02 MASTERPLAN / SITE PLAN (REVISED 11/4/2016)
MDP-A.18 PHASE 03 MASTERPLAN / SITE PLAN (REVISED 11/4/2016)
MDP-A.19 ALLEY VIEW LOOKING SOUTH (REVISED 7/13/2016)
MDP-A.20  THROUGH - BLOCK PEDESTRIAN CONNECTION (REVISED 7/13/2016)
MDP-A.21 PEDESTRIAN AMENITIES KIT-OF-PARTS (REVISED 7/13/2016)
MDP-A.22 MASSING MODEL BY PHASES (REVISED 7/13/2016)
MDP-A.23 PERSPECTIVES ELEVATION (REVISED 1/08/2016)
MDP-A.24 ZONING SUMMARY

MDP-A.25 PHASED FAR (REVISED 11/4/2016)
LANDSCAPE

MDP-L.1 PRELIMINARY LANDSCAPE PLAN
MDP-L.2 PRELIMINARY LANDSCAPE PLAN
MDP-L.3 PRELIMINARY LANDSCAPE PLAN

QvIL
MDP-C.1 SITE PLAN B
MDP-C.2  ROAD AND GRADING PLAN

TRAFFIC :
MDP-T.1 MASTER DEVELOPMENT PLAN

SURVEY

MDP-SUR.1  EXISTING CONDITIONS SURVEY PHASE 18&3
MDP-SUR.2  EXISTING CONDITIONS SURVEY PHASE 1&3
MDP-SUR.3  EXISTING CONDITIONS SURVEY PHASE 1&3
MDP-SUR4  EXISTING CONDITIONS SURVEY PHASE 2 (PLAZA 305)
MDP-SUR.5  EXISTING CONDITIONS SURVEY PHASE 2 (PLAZA 305)

oo ¢y e

BELLEVUE, WA 98004
TEL: (425) 505-2500
WWW. FANAGROUP COM

| FANA GROUP OF COMPANIES
FAX: (425) 732-3161

' 10855 NE 4TH ST, SUITE 700

rz

s
i
. .hzsd
gis8
>0
Fuyes
ggeas
Wit g
ESBET
Z
o !
wi 3;
FH
i
Ul
=4
s
Fow
[}
Eowg g
gvr28s |2
ud < N
=ergg o
535>8 |3
dgg%v‘é W
o
:ssat |8
ogT 5= |¢
'S w a
Ej KQm
(3]
1]
<
=
[ B
TEsE
Roviseo
REVEES
Sheetindex
MDP-A.2
















002 ALINS 'L$ HLY 3N 5630+
SIINTINOD SO dNOHD TNV

72897902 (90T} X2

9v5L-02€ (907 113L

1006 YA 'TLLLY3S
00E JLINS "AYM AHTIS3A 08
ANYJWOD ZLYYMHOS FHL

ZLEYM

™

H
TH

00'SLZ151900 2 LO3roud

J190LETISL HAOH
¥0086 YA ‘ANAZT13E
3N AV HL80L 05¢ - 02€
901 ¥NO4 YNV

1INH3d INFWDOTIASQ YILSYW

THAOTE,

TS

TR

CATE

REVISED.
REVISED

Site Topography Plan
MDP-A.7

1SSUED
REVISED.

1S Yl

15 Yy

08th Ave.

-

106th Ave.
-

N |

10" Incremental Markers
Site Elevation Marker

TOPOGRAPHY

NORTH

Corman e 7 AR












































































LEGAL DESCRIPTION:
PARCEL A:

PARCEL A OF CITY OF BELLEVUE SHORT PLAT NO. 78—47, RECOROED UNDER RECORDING NO. 7807170713,
AND AS CORRECTED BY RECOROING NO. 7BO7J111D4, IN KING COUNTY, WASHINGTON;

EXCEPT THAT PORTION CONDEMNED IN KING COUNTY SUPERIOR COURT CAUSE NO. B7~2-D8388~8,
DESCRIBEQ AS FOLLOWS:

BEGINNING AT THE HORTHWEST CORNER OF SAID PARCEL A:

THENCE SOUTH DO'00'48" WEST 2.05 FEET ALONG THE WEST LINE THEREOF;

THENCE NORTH 45'17'03" EAST 2.85 FEET TO THE NORTH LINE OF PARCEL A;

THENCE NORTH 88'48'44" WEST 2.03 FEET ALONG SAID NORTH LINE TO THE TRUE POINT OF BEGINNING.

PARCEL B:

PARCEL 8 OF CITY OF BELLEWE SHORT PLAT NO. 78—47, RECORDED UNDER RECORDING NO. 7607170711,
ANO AS CORRECTED 8Y RECORGING NO. 78073111D4, IN KING COUNTY, Y/ASHINGTON;

TITLE NOTES:

i. CHICAGO TITLE COMPANY COMMITMENT NUMBERS 0017{42-06 (FOR PARCEL A) AND 0017141-06 (FOR PARCEL
B), DATED JUNE 6, 2014, RELUEQ UPON FOR LAND DESCRIPTICN AND ENCUMBRANCES OF RECORD. NO FURTHER
SEARCH INTO THE RECORD WAS REQUESTED OR PERFORMEO.

THE FOLLOWANG NOTES PERTAIN TO SCHEOULE 'B° — SPECIAL EXCEPTIONS:
BOTH PARCELS AND TITLE COMMITMENTS:

2. PARAGRAPH 1: PERTAINS TO AN EASEMENT AND ITS TERMS AND CONOITIONS 10 FEET IN WDTH TO THE
BENEFIT OF PUGET SOUND POWER AND LIGHT COMPANY (PUGET SOUNO ENERGY), FOR THE PURPOSE OF A LINE OF
3 POWER POLES, AS DISCLOSED BY INSTRUMENT FILED UNDER AUDITOR'S FILE KO. 4108178 (FEBRUARY 35, 1951).
THE LOCATION OF SAID EASEMENT IS DESCRIBED AS *LYING WEST OF AND ADJACENT TO THE NORTH-SOUTH
GENTERLINE OF THE WEST ONE—HALF (1/2) OF LOT 2, BLOCK 3, CHERITON FRUIT GARDENS" SAID STRIP ADJOINS
THE EASTERLY LINE OF PARCELS A AND B AND IS PLOTTED HEREON.

3. PARAGRAPH 2: SUBJECT TO AN EASEMENT AND ITS TERMS AND CONDITIONS 15 FEET IN WOTH TO THE BENERT
OF BELLEWE SEWER DISTRICT, FOR THE PURPOSE OF SANITARY SEWER PIPELINES, AS DISCLOSED BY INSTRUMENT
FILED UNOER AUDITOR'S FILE NO, 4476735 (AUGUST 18, 1954) ANO AS PLOTTED HEREON.

4. PARAGRAPH 3 SUBJECT YO AN EASEMENT AND ITS TERMS AND CONDITIONS 10 FEET IN ¥DTH TO THE BENEFIT
OF EASTERLY AOJCINING OWNERSHIPS TO PARCELS A AND B FOR THE PURPOSE OF A PRIVATE DRIVEWAY OR
ALLEY OVER AND UFON THE EAST 10 FEET OF PARCELS A AND B, TO BE USED IN GONJUNCTION YATH AN
EASEMENT OVER AND UPON THE WEST 10 FEET OF SAIO EASTERLY AOJOINING PREMISES, AS DiSCt.OSED BY
INSTRUMENT FILED UNDER AUOITOR'S FILE NOS. 4643140 (DECEMHER 5, 1955) AND 5237482 (DECEMBER 30, 1960)
AND AS PLOTTED HEREON.

5. PARAGRAPH 4: SUBJECT TO AN EASEMENT ANO ITS TERMS AND CONDITIONS OVER THE WEST § FEET OF TUE
FAST 10 FEET OF PARCELS A AND B TO THE BENEFIT OF PUGET SOUNO POWER ANO LIGHT COMPANY, FOR THE
PURPOSE OF UNCERCROUND ELECTRIC TRANSMISSION SYSTEM, AS OISCLOSED BY INSTRUMENT RECORDEQ UNDER
AUDITOR'S FILE NUMBER 6556647 (AUGUST 26, 1969) AND AS PLOTTED HEREON,

6. PARAGRAPH 5: SUBJECT TO AN EASEMENT AND ITS TERMS AND CONOITIONS OVER THE FAST 10 FEET OF
PARCELS A AND B TO THE BENEFT OF PUGET SOUND POWER AND LICHT COMPARY, FOR THE PURPOSE OF
UNDERGROUND ELECTRIC TRANSMISSION SYSTEM, AS OISCLOSED BY INSTRUMENT RECORDED UNOER RECORDING NO.
7107300428 AND AS PLOTTEQ HERECN.

7. PARAGRAPH 6; SUBJECT TO AN EASEMENT AND ITS TERMS AND CONDITIONS OVER THE EAST 10 FEET OoF
PARCELS A AND B TO THE BENEFIT OF PACIFIC NORTHWEST BELL TELEPHONE COMPANY, FOR THE PURPOSE OF
COMMUNICATION LINES, AS OISCLOSED BY INSTRUMENT RECORDED UNDER RECORDING NO. 7112200433 ANG AS
PLOTTEQ HEREON.

8. PARAGRAPH 10: PERTAINS TO RIGHT OF KING COUNTY T0 MAKE MECESSARY SLOPES FOR CUTS ANO FILLS, SAD
RIGHT CONVEYED IN DEED GRANTING AND RESERVING THE WEST 30 FEET OF LOT 2, BLOCK 3, CHERITON FRUST
GARDENS FOR 106th AVE NE, AS DISCLOSED BY INSTRUMENT RECORDEO UNDER AUDITOR'S FILE NO. 3606403
(SEPTEMBER 11, 194B).

9. PARAGRAPH 11; PERTAINS TO NOTICE OF CHARGES BY WATER, SEWER AND SYORM AND SURFACE WATER
UTILITIES, AS DISCLOSED BY INSTRUMENT RECORDED UNDER RECORDING
NO. 8612200938,

THE FOLLOWMNG TILE NOTES PERTAIN TO PARCEL A, TITLE COMMITMENT 0017142~06:

10. PARAGRAPH 7: SUHJECT TO AN EASEMENT AND ITS TERMS AND CONDITIONS OVER THE WEST 10 FEET OF THE,
EAST 20 FEET DF THE SOLTH 85 FEET OF PARCEL ‘A’ TO THE BENEFIT CF PUGET SQUNO POWER AND LIGHT
COMPANY, FOR THE PURPOSE OF UNDERGROUND ELECTRIC TRANSMISSION SYSTEM, AS DISCLOSED BY INSTRUMENT
RECORDED UNOER RECORDING NO. B805301307 AND AS PLOTTEQ HEREON.

1. PARAGRAPH 8: SUBJECT TO AN EASEMENT AND ITS TERMS AND CONDITIONS OVER A NORTHERLY PORTION OoF
FARCELS ‘A’ TO THE BENEFIT OF CITY OF HELLEVUE, FOR THE PURPOSE OF SIDEWALK, UTILITIES, LIGHTING ANO
LANDSCAPING, AS DISCLOSED BY KING COUNTY SUPERIOR COURT CAUSE NO. 87-2-08388-8.

42, PARAGRAPH 9: PERTAINS TO AN AGREEMENT ANO ITS TERMS ANO CONDITIONS, BY ANO BETWEEN MODULUS
INVESTMENT COMPANY AND THE CITY OF BELLEVUE, FOR PARCEL OWNERS TO INSTALL SIDEWALKS, TREES, AND
STREET LIGHTING IN EXCHANGE FOR ISSUANCE OF A BLILDING PERMIT BY THE GITY OF BELLEVUE, AS DISCLOSED
8Y INSTRUMENT RECORDED UNOER RECORDING NO. 8703121060,

13. PARAGRAPHS 12 THROUGH 22 PERTAIN YO EXCISE TAXES, GENERAL TAXES, DEEDS OF TRUST AND OTHER
TEMS WHICH DO NOT PERTAIN TO MATTERS DISCLOSED BY THIS SURVEY.

THE FOLLOWMNG TTLE NOTES PERTAIN TO PARCEL. B, TITLE COMMITMENT 0017141-06;

14. PARAGRAPH 7: SUBJECT TO AN EASEMENT AND ITS TERMS ANO CONDITIONS 2 FEET BY 3 FEET IN SIZE,
AOJACENT TO 1D6th AVE NE, TO THE BENEFIT OF CITY OF BELLEWE, FOR THE PURPOSE OF A STREET LIGHT, AS
DISCLOSED BY INSTRUMENT RECORDED UNDER RECORDING NO. 20010215001244 AND AS PLOTTEC HEREON.

15, PARAGRAPH 8: SUBJECT TO AN EASEMENT AND ITS TERMS AND CONDITIONS OF UNDISCLOSEG DIMENSIONS TO
THE BENEFIT OF SOMA TOWERS LLC, FOR THE PURPOSE OF A TEMPORARY SHORING SYSTEM DURING THE
CONSTRUCTION OF A TOWER ON THE PROPERTY ADJOINING TO THE SOUTH, AND THE RIGHT TO USE THE AR
SPACE OVER PARCEL B FOR THE GONSTRUCTION CRANE. UPON COMPLETION OF CONSTRUCTION, THE SCIL NAILS
WILL BE LEFT IN PLACE UNDER GRANTOR'S PROPERTY, HOWEVER GRANTOR SHALL HAVE THE RIGHT TO REMOVE
THE SOIL MAILS UPON COMPLETION Of THE CONSTRUCTION PROJECT, AS DISCLOSED BY INSTRUMENT RECORDED
UNDER RECORDING NO. 2010828001247,

16, PARAGRAPH 9: PERTAINS TO A PERPETUAL CONSTRUCTION ACREEMENT BY AND BETWEEN SOMA TOWERS, LLC
AND RTL HOLDINGS, LLC, GRANTING THE RIGHTS ENUMERATED IN NOTE 15 ABOVE TO THE OWHERS Of PARCEL 8 IN
CONJUNCTION WITH ANY FUTURE DEVELOPMENT OF SAID PARCEL, AS DISCLOSEO BY INSTRUMENT RECORDED UNDER
RECORDING NO. 20110826001248. NOT PLOTTABLE.

17. PARAGRAPHS 12 THROUGH 28 PERTAIN TO EXCISE TAXES, GENERAL TAXES, DEEOS OF TRUST AND OTHER
{TEMS WHICH DO NOT PERTAIN TO MATTERS DISCLOSED BY THIS SURVEY.

SOUTHEAST QUARTER OF THE NORTHWEST QUARTER, SECTION 32, TOWNSHIP 25 NORTH, RANGE 5 EAST, W.M.

CITY OF BELLEVUE, COUNTY OF KING, WASHINGTON

GENERAL NOTES:

1. HORIZONTAL DATUM: NAD 1983/2011, BASED ON CITY OF BELLEWE SURVEY CONTROL NETWORK FOR MONUMENTS LOCATED AT
STREET CENTERLINE INTERSECTIONS AT ME 8TH STREET WITH 108th AVENUE NE AND AT MAIN STREET WITi 108th AVENUE NE.

VERTICAL DATUM: NAVD 1988

BENCH MARK: CITY OF BELLEVUE MONUMENT 625, AT INTERSECTION OF NE 4th STREET AND 105th AVENUE NE, BEING A 4
CONCRETE MCNUMENT WITH BRASS PIN, TOP MONUMENT ELEVATION = 129,34’ (0.4' BELOW RIM)

CITY OF BELLEVWE MONUMENT 845/8M 372, AT INTERSECTION OF NE 4th STREET AND 108th AVENUE NE, BEING A 4" COMCRETE
MONUMENT WITH BRASS CAP, TOP MONUMENT ELEVATION = 172.41" (D.7' BELOW RIM)

2. FIELD WORK FOR THIS SURVEY WAS PERFORMED IN JUNE 2014 AND MAY 2015. MONUMENTS SHOWN WERE WISITEQ IN JUNE
2014, PRIMARY MEASUREMENT EQUIPMENT HAS BEEN COMPARED TO AND ADJUSTEO AGAINST A NATIONAL GEOOETIC SURVEY (NGS)
CAUIDRATED BASELINE WITHIN THE LAST YEAR.

3. SITE ADORESS:

PARCEL A: 35D 106th AVE NE, BELLEWUE, WA. 9B0D4. KING COUNTY TAX PARCEL NO. 154410-0324
PARCEL B: 320 §06th AVE NE, BELLEVUE, WA. 98004, KING COUNTY TAX PARCEL NO. 154410-0329

4. BY GRAPHIC PLOTTING ONLY, THIS ALTA SITE SITUATES IN ZONE 'X' OF THE FLOOD RATE INSURANCE MAP, COMMUNITY PANEL
NO. 53033CC652F, HAVMNG AN EFFECTIVE DATE OF MAY 16, 1995. EXACT DESIGNATION CAN ONLY BE DETERMINEQ DY AN
ELEVATION CERTIFICATE. ZONE ‘X' IS DEFINED AS AREAS LYING CUTSIOE OF THE 500 YEAR FLOGDPLAIN.

5. THE LANG AREA OF THE SUBJECT PROPERTY IS 40,332 SQ. FT. OR 0.93 ACRES, MORE OR LESS.
6. PARCELS A AND 8 SITUATE WTHIN CITY OF BELLEWE ZONE ‘DOWNTOWN~0—-2 {DNTNO—2). THE FOLLOWING ARE BULX

RESTRICTIONS OF RECORD AS CONTAINED IN CITY OF S8ELLEVUE ZONING CODE CHAPTER 2G.25A DOWNTOWN. IT IS THE
RESPONSIBILITY OF AN OFFICIAL DESIGNATED BY THE CUTY TO DETERMINE COMPLIANCE.

DOWNTOWN | SUILDING TYPE MAXIMUM MAXIMUM MAXIMUM | BUILDING FLOOR AREA
LAND USE (7)014) MINIMUK SETBACK BUILDING BUILDING LOT HEIGHT RATIO
QISTRICT (3)(9) FLOOR AREA | FLOOR AREA | COVERAGE (6}

PER FLOOR PER FLOOR

VE 40" ABOVE 80"

ABQ'
(5)(9)(18)(24) | (B)18)(24) BASIC] MAX |BASIC| MAX

FRONT { REAR | SIDE

(1(18) | (25) | (29) (10)
DNTN-0-2 |NONRESIDENTIAL| ©(2) | 0/20' | 0/20° | 24,000 GSF/F {24,000 GSF/F |100% 150° | 280' {40 | 6D
—OIMINISHING o(2) | 0/20' { 0/20° | 30,000 GSF/F (24,000 GSF/F | 10G% 1500 | 250' 40 | 8.0
RESIDENTIAL o(2) | 0/20' | 0/20° | 20,000 GSF/F {12,000 GSF/F | 100% 100" | 100° {N/A § N
PARKING 20,000 GSF/F |20,000 GSF/F

(1) MEASURED FROM INSIDE EDGE OF THE REQUIRED PERIMETER SIDEWALK. IF EXISTING UTILITIES WHICH CANNOT REASONABLY BE
RELOCATED REQUIRE THE PLANTING OF STREET TREES OM THE PROPERTY SDE OF A SIDEWALK AS PROVIDED FOR IN LUC

FOUR FEET IS ADDED TO THE REQUIRED SETBACK.
2) NO PARKING OR VEHICLE ACCESS LANE IS PERMITTEO BETWEEN THE REQUIRED PERIMETER SIDEWALK AND THE WAIN PEDESTRIAN
ENTRANCE TO THE BUILDING.
(3) MINIMUM SETBACKS ARE SUBJECT TO REQUIREQ LANOSCAPE DEVELOPMENT. SEE LUC 20.25A.040,
(5) FOR FLOORS ABOVE 40 FEET, GROSS SQUARE FEET PER FLOOR MAY BE AVERAGED UNLESS AN APPLICANT TAKES ADVANTAGE
OF THE DIMINISHING FLOOR PLATES ALTERNATIVE DESCRIBEO IN SUBSECTION B OF THIS SECTION.
(6) THE MAXIMUM BUILDING HEIGHT MAY ONLY BE ACHIEVED BY PARTICIPATION IN THE FAR AMENITY INCENTIVE SYSTEM, LUC

(7) A SINGLE BUILDING IS CONSIOEREO RESIDENTIAL IF MORE THAN 50 PERCENT OF THE GROSS FLOOR AREA IS DEVOTED TO
RESIDENTIAL USES. SEE LUC 20.50.020 FOR THE DEFINITION OF "GROSS FLGOR AREA.” )

{B) THE MAXIMUM PERMITTED FAR MAY ONLY BE ACHIEVEO BY PARTICIPATION iN THE FAR AMENITY INCENTIVE SYSTEM, LUC
20,254,030, WHERE RESIOENTIAL AND NONRESIDENTIAL USES OCCUR IN THE SAME BUSLDING, THE FAR IS UMITED TO THE MAXIMUM
FAR FOR THE BUNDING TYPE AS OETERMINED IN ACCOROANCE WATH NOTE (7).

(9) SEE SUBSECTION B OF THIS SECTION FOR EXCEPTIONS TO THE MINIMUM SETBACK ANO MAXIMUM BUILOING FLOOR AREA PER
FLOOR ABOVE 40 FEET REQUIREMENTS.

{10} ALL NEW DEVELOPMENT AND ALL SUBSTANTIAL REMODELS MUST PARTICIPATE IN THE FAR AMENITY INCENTIVE SYSTEM. SEE
SUBSECTION € OF THIS SECTION FOR AMENITY REQUIREMENTS REGAROING THE PROMISION GF BASIC FLOOR AREA.

(14) EXCEPT AS SEY FORTH IN NOTE {18), HOTELS AND MOTELS SHALL BE CONSIDERED AS RESIDENTIAL STRUCTURES.

(15) IF THE SUBJECT PROPERTY ABUTS A STREET CLASSIFIED PURSUANT TO LUC 20.28A.11%, DESIGN GUIDELINES —
BUILDING/SIDEWALK RELATIONSHIPS, THE MAXIMUM SETSBACK IS O FEET UNLESS OTHERWSE APPROVEC BY THE DIRECTOR.

(18) FOR THE PURPOSES OF DETERMINING MAXIMUM BUILDING FLOOR AREA PER FLOOR, INCLUOING THE AVERAGING AND DIMINISHING
FLOOR PLATE METHODS DESCRIBED IN NOTE (5) ANO SUBSECTION B OF THIS SECTION, HOTELS AND MOTELS SHALL BE CONSIDERED
AS NONRESIDENTIAL STRUCTURES.

(24) GROSS SQUARE FEET PER FLOOR (GSF/F) REFERS TO THE FLOOR AREA IN SQUARE FEET YATHIN THE SURRGCUNDING EXTERIOR
WALLS MEASURED FROM THE INTERIOR WALL SURFACE AND INCLUDING OPENINGS IN THE FLOOR PLATE SUCH AS VENT SHAFTS,
STAIRWELLS, AND INTERIOR ATRIUMS.

(25) WHERE BUILOING HEIGHT EXCEEDS 75 FEET, THERE SHALL BE A MINIMUM SIDE SETBACK OF 20 FEET ANO A MINIMUM REAR
SETBACK OF 20 FEET FROM ANY INTERIOR PROPERTY LINE APFUCABLE TO ALL FLOORS ABOVE 40 FEET. SEE SUBSECTION B OF
THIS SECTION FOR EXCEPTIONS TO THIS MINIMUM SETBACK REQUIREMENT

7. PARCELS A AND B CONTAN THE FOLLOWNG STRIPPED PARKING:

« SURFACE AREA: 31 REGULAR STALLS AND 2 HANDICAP STALLS
» GARAGE: 21 REGULAR STALLS AND 1 HANDICAP STYALL

8. THE UNDERGROUND UTILITIES SHOWN MAVE BEEN LOCATEO FROM FIELD SURVEY OF OBSERVABLE FEATURES, SURFACE PAINT
MARKS REPRESENTING UNDERGROUND UTILITIES AS MARKED BY A PRIVATE UNDERGROUNO UTIUTY LOCATE COMPANY AND
INFORMATION FROM EXISTING DRAWNGS, THE SURVEYOR MAKES NO GUARANTEE THAT THE UTILIMES SHOWN COMPRISE ALL SUCH
UTILITES IN THE AREA, EITHER IN SERVICE OR ABANDONED. THE SURVEYOR FURTHER DOES NOT WARRANT THAT THE
UNDERGROUND UTILITIES ARE #N THE EXACT LOCATION INDICATEQ, BUT ARE LOCATED AS ACCURATELY AS POSSIBLE FROM
INFORMATICN AVAILASBLE.

9. THERE 1S NO OBSERVED EVIOENCE OF RECENT STREET OR SIDEWALK CONSTRUCTION OR REPAIRS, EXCEPT IN CONJUNCTION VATH
THE CONSTRUCTION OF THE SOMA TOWERS, ADJOINING PARCEL 'B' ON THE SOUTH. THERE IS NO OBSERVED EVIDENCE 10 THE
EFFECT OF PROPOSED RIGHT OF WAY CHANGES,

10. THERE 1S NO OBSERVED EVIDENCE OF SITE USE AS A SOUD WASTE OUMP, SUMP OR SANITARY LAND FitL SITE.

N
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L]

INSTALL NEW FOUNDATION AND SQUARE CONCRETE POLE STANOARD WITH 120W LLO KiM CURVILINEAR FIXTURE PER CIIY OF BELLEVUE ORAWING NULBER
SSL-1.

|
i ] f =1 3 IWSTALL NEW FOUNDATIDN AND RELOCATED EXISTING STREET LIGHY POLE WTH NEW 120 LED Kii CURVILINEAR FIXTURE PER CITY OF BELLEVUE DRAWING
oL H NUMBER TSSL~1,
2| I | s : | INSTALL NEW ILLUMINATION CONDUIT ANO CONDUCTORS. SIZE AND OUANTITY TO BE IOENTIFIED IN PERMIT SUBMITTAL.
—— it

EXISTING SERVICE CABINET 70 RELAIN, PROTECT DURING CONSTRUCTION,

INSTALL NEW JUNGTION BOX.

P O N e I P
: “l e

INSTALL NEW JUNCTION BOX, INTERCEPT AND EXTENO EXISTING CONOUIT AND CONOUCTORS TO NEW JUNCTION BOX. SPLICE EXISTING CONOUCTORS T0 NEW
CONOUCTORS WITH SPLICE KIT IN NEW JUNCTION BOX.

Transpertation Engineering NorhWest

INSTALL NEW FOUNDATION AND TYPE Ilf SIONAL POLE PER WSOOT STANOARD DETAIL J-26.12 WITH LEOTEK 155W LED FIXTURE. INSTALL NEW VEHICI
SIGNAL HEADS, STREET NAME SIGN AND EMERGENCY VENICLE PREEUPTION DETECTOR, RELOCATE EXISTING PEOESTRIAN SIGHAL HEAD 49 AND APS eotsraan
PUSHBUTTON FROM EXISTING SIGNAL MAST ARM POLE. PUSNBUTTOM SHALL FACE WEST, PARALLEL 1O CROSSW)

INSTALL NEW TYPE PS POLE PER WSDOT STANDARD DETAIL J-21.1D. RELOCATE EXISTING PEOESTRIAN SIGNAL HEAD 68 ANO APS PUSHBUTION 68 FROM
EXISTING MAST ARM POLE. PUSHBUTION SNALL FACE NORTH, PARALLEL TO CROSSWALK.

“—= PROTECTED MOVEMENT
4 e PEDEST™L, WOVEWEWT

——

DETAIL saumnsr OUABRANT
SCALE: 1%

EXISTING WAST ARW SIGNAL POLE TO REMAIN. PROTECT DURING CONSTRUCTION.
REMOYE EXISTING MAST ARM SIGNAL POLE. REMOVE EXISTING FOUNOATION A MIN, 24" BELOW GRADE. FILL AND COMPACT VOID.

SIGN _LEGEND

NE 4th ST

EXISTING TYPE PS OR PPB POLE AND ASSOCIATED EQUIPMENT TO REMAIN. PROTECT DURING CONSTRUCTIDN.

106TH AVENUE NE

INSTALL LOOP OETECTOR PER CIIY OF BELLEVUE DRAWING NUMBERS TSSL~10, TSSL-12 THROUGH TSSL-15 AND SCATS REQUIREWENTS.

ASSUME NEW WIRES

CEEEEEEEE @ RO RO

NOTE: TENW SWALL REVIEW AND APPROVE ALL (G5 exisTinG EXISTING CONTROLLER CABINET TO REAIN. PROTECT OURING CONSTRUCTION.
SIGNAL POLE LOGATIONS PRIOR TO THE 5
SONTRAGTON FOGRING THE SIGHAL POLE # ONLY IWSTALL NEW SIGNAL CONDUIT AND CONOUCTORS. SIZE AND QUANTITY TO BE IDENTIFIED 1M PERMIT SUBMITTAL.
FOUNOATIONS. 1 O Bth Ave NE
(18) £xiSnNG LOOP DETECTORS TO REMAIN. PROTECT OURING CONSTRUCTION.
@ (EDEXISTING
EXISTING GD ww {19 REWOVE JUNGTION BOX. FILL AND COMPAGT ¥OiD,
@ NEW ('U*g'? ) SPLICE NEW LODP LLAD~IN WIRES TO EXISTING 2-PR IN EXISTING JUNCTION BOX.
p 307X36",
{187xvARIES) (ziy EXISTIG AST ARW AND EOUIPUENT 1O REUAIN UNLESS OTHERWISE NOTEQ. REWOVE EXISTING THREE SCETION VEWICLE HEAD 42 ANO REPLACE WTH & MW
HAST ARw STRCET SAME SIGNS SHALL USE Xt FOUR SECTION VEHICLE HEAD 42/0LA ON EXISTING TENON. INSTALL NEW R3-SR SIGN TO WAST =z
SPACING, WARGINS, WIDTH, ETC, PER CIT . [}
BELLEVUE DRAWING NUMBER TE-24. (22) ExiSTING STREET LIGHT POLE TO REWAIW. REPLACE EXISTING LUMINAIRE WiTH 120W LED Kilt CURVILINEAR FIXTURE USING TNE APPROPRIATE ADAPTOR. S
Pl T i w
i GENERAL NOTES 4 0z S
i 1. ALL WORK SNALL BE PERFORMEQ IN ACCORDANCC wiltl THE CITY OF BELLIVUE DESIGN ANO STANDAROS AND '\ CURRENT EOITION. Zz suw 8 8
O = Iy
2. THE LOCATIONS OF FEATURES SHOWN ARE APPROXIMATE AND SHALL BE VERIFIEO IN TNE FIELD BY THE CONTRACTOR AS NECESSARY. = TO0g &
D pgr<y |5
! 3. THE CONTRACTOR SHALL SUBMIT A REQUEST FOR MATERIALS APPROVAL TO THE CITY OF BELLEVUE PRIOR TO ORDERING WATERIALS. Ial 3'3_: 2g <
A
4 IHE CONIFACIOR SMALL B RESPONSISLE FOR ANY DAMAGE 10 EXISTING UNILITES. THE CONTRACTOR SHALL NOTIFY INE AFFECTED UTLITY COMPANY a 08 a 8
| IHUEDIATELY UPON DAWAG § w2he W
< P
N ! 5. ALL CONDUIT SHALL BE INSTALLED WITH MIN. 24" COVER. B ;% oE |8
™30
! 6. SEE CUTY OF BELLEVUE STD. PLANS FOR POLE AND CONDUIT LAYOUT OETAILS, SERVICE CABINET/CONNECTION DETAILS, AND WIRING DETAILS. 5 E & g
o
3 7. ALL WEW JUNCTION BOXES SHALL BE NON-SKIO. E qa
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ILLUMINATION POLE SCHEDULE INEW
[ % T | T W o] WOUNT. ARW T WATTAGE | ~ UMINAIRE TYPE ~ TPILE - -
STREET STATION |OFFSET™*(LTRT) WgiHT | LeNotH | /Tvee DISTRIBUTION. TYPE COMMENT E
—_— e —— -~ [
NE 4TH ST 3 o |x £x £x £x EXISTING FIXTURE upQ Square | ENSTING FOLE TO REMAIN. PROTECT DURING LEGEND 5
ol verow, - - ~ ? e
il CURVILINEAR , -
HE 4TH ST = B&olx £x £ | 105 LoD | o KM CURMILNERR . |MBQ SQUARE | £XISTING POLE wiTH NEW LUMINARE. @ W NEW/RELOCATED LUMINARE POLE Nig 3 g
108TH AVE HE £x x x| e £x x EXISTING FIXTURE U8B0 SQUARE | EXISTING FOLE TO REMAIN, FROTECT DURING xS gd Z
—_— — — — ot TRV EAR 3 EXISTING LUMINAIRE POLE EE $£58
sosTH ave we| 114085 | 380" (x| | a2 |z | 120 060 | ot Curore prpe w | MBO SQUARE | IHSTALL PER BELLEVUE ORAWING NO. TSSL-1 — £4 E §§
q @ o
toori ave we| x| ex | fx] e B | 120 1D | g o A i |MBO SQUARE| EXISTING PDLE WITH NEW LUMINAIRE. ou By
. KIM CURVILINEAR RELOCATE EXISTING POLE_ AND INSTALL PER
057 avE HE| 124935 | 330" |x I3 o [ nzoam | R N e | B0 Sauare | BELOCATE EXRING RorEise ! EQGEE
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OFFSETS ARE APPROXIMATE. 3 FT MINIMUM REQUIRED FROM FACE OF CURB TO LUMINAIRE POLE PER CITY OF BELLEVUE ORAWING TSSL—1. —
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CALCULATION SUMMARY
DESIGN CRITERIA E
MIN. AVG. MAX.
CALCULATION AREA WAINTAINED UNIFORMITY E
wx) (Avg‘%m) SCALE 1N FEET b w 3
. /MIN, z
NE 4TH STREET 150 4.00:5 = Sgo g
(MAJOR ST CLASSIFICATION) 1354 191 O - z 3 9 &
7] g
INT NE 4T ST 260 4.00: wErgs |8
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& 106TH AVE NEC 288 1.86:1 a 0'13 8 §
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106TH AVE HE 10 4.00:1 § Lese #
(MAJOR ST CLASSIFICATION}| 13.7 2.58:1 2 18 u>J 4 E
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LEGAL DESCRIPTION:
PARCEL A:

PARCEL A OF CITY OF BELLEWE SHORT PLAT NO, 78~47, RECOROED UNDER RECORDING NO. 7807170711,
AND AS CORRECTED BY RECORDING NO. 7807311104, IN KING COUNTY, WASHINGTON;

EXCEPT THAT PORTION CONDEMNED N KING COUNTY SUPERIOR COURT CAUSE NO. B7-2-0838B~8,
DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWEST CORNER OF SAID PARCEL A:

THENCE SOUTH 0Q'00°48” WEST 2.05 FEET ALONG THE WEST LINE THEREOF;

THENCE NORTH 4517'03" EAST 2.85 FEET TO THE NORTH LINE OF PARCEL A;

THENCE NORTH B8'48'44" WEST 2.03 FEET ALONG SAID NORTH LINE TO THE TRUE POINT OF BEGINNING.

PARCEL B!

PARCEL B OF CITY OF BELLEVUE SHORT PLAT NO. 78—47, RECORDED UNDER RECORDING NO. 7807170711,
AND AS CORRECTED BY RECOROING NO. 7807311104, IN KING COUNTY, WASHINGTON;

TITLE NOTES:

1. CHICAGO TITLE COMPANY COMMITMENT NUMBERS 0017142-06 (FOR PARCEL A) AND 0017141-08 {FOR PARCEL
B), DATED JUNE 6, 2014, REUEO UPON FOR LAND DESCRIPTION AND ENCUMBRANCES OF RECORD. NO FURTHER
SEARCH INTO THE RECORD WAS REQUESTED OR PERFORMEO,

THE FOLLOWING NOTES PERTAIN TO SCHEDULE 'B' ~ SPECIAL EXCEPTIONS:
BOTH PARCELS AND TITLE COMMITMENTS:

2. PARAGRAPH 1: PERTAINS TO AN EASEMENT AND {TS TERMS AND CONDITIONS 10 FEET IN #IDTH TO THE
BENEFIT OF PUGET SOUND POWER AND LIGHT COMPANY (PUGET SOUND ENERGY), FOR THE PURPOSE OF A LINE OF
3 POWER POLES, AS DISCLOSED BY INSTRUMENT FILED UNDER AUDITOR'S FILE NO, 4108178 (FEBRUARY 15, 1951).
THE LOCATION OF SAID EASEMENT IS DESCRIBEO AS 'LYING WEST OF AND ADJACENT TO THE NORTH-SOUTH
CENTERLINE OF THE WEST ONE—HALF (i/2) OF LOT 2, OLOCK 3, CHERITON FRUIT GARDENS". SAID SIRIP ADJOINS
THE EASTERLY UNE OF PARCELS A AND B ANQ IS PLOTTED HEREON.

3. PARAGRAPH 2: SUBJECT TO AN EASEMENT AND ITS TERMS AND CONDITIONS 15 FEET IN WOTH TO THE BENEAT
OF BELLEVUE SEWER DISTRICT, FOR THE PURPOSE OF SANITARY SEWER PIPELINES, AS DISCLOSED BY INSTRUMENT
FILED UNDER AUDITOR'S FILE NO. 4476735 {AUGUST 18, 1954} AND AS PLOTTEQ HEREON.

4, PARAGRAPH 3: SUBJECT TO AN EASEMENT AND ITS TERMS AND CORDITIONS 10 FEET IN WDTH 7O THE BENERT
OF EASTERLY ADJOINING OWNERSHIPS TO PARCELS A ANO B FOR THE PURPOSE OF A PRIVATE DRIVEWAY OR
ALLEY OVER AND UPON THE EAST 10 FEET OF PARCELS A AND B, TO BE USEQ IN CONJUNCTION WITH AN
£ASEMENT OVER AND UPON THE WEST 10 FEET OF SAID EASTERLY ADJOINING PREMISES, AS QISCLOSED BY
INSTRUMENT FILED UNDER AUDITOR'S FILE NOS. 4643140 (DECEMBER 5, 1855) AND 5237482 (DECEMBER 30. 1960)
AND AS PLOTTED HEREON.

5. PARAGRAPH 4: SUBJECT TO AN EASEMENT AND ITS TERMS AND CONDITIONS OVER THE WEST 5 FEET OF THE
EAST 10 FEET OF PARCELS A AND B TO THE BENEFIT OF PUGET SOUND POWER AND LIGHT COMPANY, FOR THE
PURPQSE OF 0 ELECTRIC ON SYSTEM, AS DISCLOSED BY INSTRUMENT RECORDEO UNDER
AUOITOR'S FILE NUMBER 6556647 {AUGUST 26, 1969) AND AS PLOTTEQ HEREON.

6. PARAGRAPH 5: SUBJECT TO AN EASEMENT AND ITS TERMS AND CONDITIONS OVER THE EAST 10 FEET OF
PARCELS A AND B TO THE BENEFIT OF PUGET SOUND POWER AND LIGHT COMPANY, FOR THE PURPOSE OF
UNDERGROUND ELECTRIC TRANSMISSION SYSTEM, AS DISCLOSED BY INSTRUMENMT RECORDEO UNDER RECORDING NO.
7107300428 AND AS PLOTTED HEREON.

7. PARAGRAPH 5: SUBJECT TO AN EASEMENT AND (TS TERMS AND CONDITIONS OVER THE EAST 10 FEET OF
PARCELS A AND B TO THE BENEFIT OF PACIFIC NORTHWEST BELL TELEPHONE COMPANY, FOR THE PURPOSE OF
COMTMI_LEJNICA'I'ION UINES, AS DISCLOSED BY INSTRUMENT RECORDED UNDER RECORDING NO. 7112200433 AND AS
PLOTTED HEREON.

8. PARAGRAPH 10: PERTAINS TO RIGHT OF KING COUNTY TO MAKE NECESSARY SLOPES FOR CUTS AND FILLS, SAID
RIGHT CONVEYED IN DEED GRANTING AND RESERVING THE WEST 30 FEET OF LOT 2, BLOCK 3, CHERITON FRUIT
GARDENS FOR 106th AVE NE, AS DISCLOSED BY INSTRUMENT RECORDED UNDER AUDITOR'S FILE NO. 3606403
(SEPTEMBER 11, 1948).

9, PARAGRAPH 1: PERTAINS TO NOTICE OF CHARGES BY WATER, SEWER AND STORM ANO SURFACE WATER
UTILITEES, ASQDlSCLOSED BY INSTRUMENT RECORDED UNDER RECORDING
NO. 9612200938

THE FOLLOWMING TTLE NOTES PERTAIN TO PARCEL A, TITLE COMMITMENT 0017142-06:

10. PARAGRAPH 7: SUBJECT TO AN EASEMENT AND ITS TERMS ANO CONDITIONS OVER THE WEST 10 FEET OF THE
EAST 20 FEET OF THE SOUTH 65 FEET OF PARCEL ‘A’ TO THE BENERT OF PUGET SOUND POWER AND LIGHT
COMPANY, FOR THE PURPOSE OF UNDERGROUND ELECTRIC TRANSMISSIDN SYSTEM, AS DISCLOSED BY INSTRUMENT
RECORDED UNDER RECORDING NO. 8805301307 AND AS PLOTTED HEREON.

1. PARAGRAPH 8: SUBJECT TO AN EASEMENT AND ITS TERMS AND CONDITIONS OVER A NORTHERLY PORTION OF
PARCELS ‘A’ TO THE BENEFIT OF CITY OF BELLEVUE, FOR THE PURPOSE OF SIDEWALK, UTILITIES, LIGHTING AND
LANDSCAPING, AS DISCLOSED BY KING COUNTY SUPERIOR COURT CAUSE NO. 87-2-08388-8.

12. PARAGRAPH 9: PERTAINS TO AN AGREEMENT AND ITS TERMS AND CONDITIONS, BY AND BETWEEN HODULUS
INVESTMENT COMPANY AND THE CITY OF BELLEVUE, FOR PARCEL OWNERS TO INSTALL SIDEWALKS, TREES, AND
STREET LIGHTING IN EXCHANGE FOR ISSUANCE OF A BUILDING PERMIT BY THE QTY OF BELLEVUE, AS DISCLOSED
BY INSTRUMENT RECORDED UNDER RECORDING NO. 8703121060,

13. PARAGRAPHS 12 THROUGH 22 PERTAIN TO EXCISE TAXES, GENERAL TAXES, DEEDS OF TRUST AND OTHER
1TEMS WHICH DO NOT PERTAIN TO MATTERS DISCLOSED BY THIS SURVEY.

THE FDLLOWING TITLE NOTES PERTAIN TO PARCEL B, TTLE COMMITMENT OD17141-08:

14. PARAGRAPH 7: SUBJECT TO AN EASEMENT AND ITS TERMS AND CONDITIONS 2 FEET BY 3 FEET IN SIZE,
ADJACENT TO 106th AVE NE, TO THE BENEFIT OF OITY OF BELLEVUE, FOR THE PURPOSE OF A STREEY UGHT, AS
DISCLOSED BY INSTRUMENT RECORDED UNDER RECORDING NO. 2001025001244 AND AS PLOTTED HEREON.

15. PARAGRAPH 8 SUBJECT TO AN EASEMENT AND ITS TERMS AND CONDITIONS OF UNDISCLOSED OIMENSIONS TO
THE BENEFIT OF SOMA TOWERS LLC, FOR THE PURPOSE OF A TEMPORARY SHORING SYSTEM DURING THE
CONSTRUCTION OF A TOWER ON THE PROPERTY ADJOINING TO THE SQUTH, AND THE RIGHT T0 USE THE AR
SPACE OVER PARCEL B FOR THE CONSTRUCTION CRARE. UPON COMPLETION OF CONSTRUCTION, THE SOIL NAILS
WILL BE LEFT IN PLACE UNDER GRANTOR'S PROPERTY, HOWEVER GRANTOR SHALL HAVE THE RIGHT 70 REMOVE
THE SOIL NAILS UPON COMPLETION OF THE CONSTRUCTION PROJECT, AS DISCLOSED BY INSTRUMENT RECORDED
UNDER RECORDING NO. 20110828001247.

1B, PARAGRAPH 8: PERTAINS TO A PERPETUAL CONSTRUCTION AGREEMENT BY AND BETWEEN SOMA TOWERS, LLC
AND RTL HOLDINGS, LLC, GRANTING THE RIGHTS ENUMERATED IN NOTE 15 ABOVE TO THE OWNERS OF PARCEL B IN
CONJUNCTION WiTH ANY FUTURE DEVELOPMENT OF SAID PARCEL, AS DISCLOSED BY INSTRUMENT RECORDED UNDER
RECORDING NO. 20110825D01248. NOT PLOTTABLE.

17. PARAGRAPHS 12 THROUGH 265 PERTAIN TO EXCISE TAXES, GENERAL TAXES, DEEDS OF TRUST AND OTHER
\TEMS WHICH DO NOT PERTAIN TO MATTERS DISCLOSED BY THIS SURVEY.

SOUTHEAST QUARTER OF THE NORTHWEST QUARTER, SECTION 32, TOWNSHIP 25 NORTH, RANGE 5 EAST, W.M.
CITY OF BELLEVUE, COUNTY OF KING, WASHINGTON

GENERAL NOTES:

1. HORIZONTAL DATUM: NAD 1983/2011, BASED ON CITY OF BELLEVUE SURVEY CONTROL NETWORK FOR MONUMENTS LOCATED AT
STREET CENTERLINE INTERSECTIONS AT HE BTH STREET WITH 108ih AVENUE NE AND AT MAIN STREET WITI 108th AVENUE NE,

VERTICAL DATUM: NAVD 1988

BENCH MARK: CITY OF BELLEVUE MONUMENT 625, AT INTERSECTION OF NE 4ih STREET ANO 105ih AVENUE KE, BEING A 4
CONCRETE MONUMENT WATH BRASS PIN, TOP MONUMENT ELEVATION = 129.34' (0.4’ BELOW RIM)

CITY OF BELLEVUE MONUMENT B45/BM 372, AT INTERSECTION OF NE 4th STREET AND 108th AVENUE NE, BEING A 47 CONCRETE
MONUMENT WITH BRASS CAP, TOP MONUMENT ELEVATION = 172.41' (0.7' BELOW RIM)

2. FIELD WORK FOR THIS SURVEY WAS PERFORMED IN JUNE 2014 AND MAY 2015. MONUMENTS SHOWN WERE WSITED IN JUNE
2D14. PRIMARY MEASUREMENT EQUIPMENT HAS BEEN COMPARED TO AND AQJUSTED AGAINST A NATIONAL GEODETIC SURVEY (NGS)
CAUBRATEQ BASEtJNE WITHIN THE LAST YEAR.

3. SITE ADDRESS:

PARCEL A: 350 106h AVE NE, BELLEVUE, WA, 9B004. KING CQUNTY TAX PARCEL NO, 154410-0324
PARCEL B: 220 106th AVE NE, BELLEVUE, WA. 98004. KING COUNTY TAX PARCEL NO. 154410-0329

4, BY GRAPHIC PLOTTING ONLY, THIS ALTA SITE SITUATES IN ZONE ‘X' OF THE FLOOD RATE INSURANCE MAP, COMMUNITY PANEL
NO. 83033CO852F, HAVING AN EFFECTIVE DATE OF MAY 16, 1995. EXACT DESIGNATION CAN ONLY BE DETERMINEOD BY AN
ELEVATION CERTIFICATE. ZONE 'X' 1S DEFINED AS AREAS LYING OUTSIDE OF THE 500 YEAR FLOCDPLAN.

5. THE LANO AREA OF THE SUBJECT PROPERTY IS 40,332 SQ. FT. OR 0.93 ACRES, MORE OR LESS.
6. PARCELS A AND B SITUATE WITHIN CITY OF BELLEVUE ZONE ‘DOWNTOWN-0-2 (ONTNO-2). THE FOLLOWING ARE BULK

RESTRICTIONS DF RECORD AS CONTAINED IN CITY OF BELLEVUE ZONING CODE CHAPTER 20.25A DOWNTOWN. IT IS THE
RESPONSIBILITY OF AN OFFICIAL OESIGNATED BY THE CITY TO DETERMINE COMPLIANCE.

DOWNTOWN | BUILDING TYPE MAXIMUM MAXMUM | MAXMUM | BUILDING  [FLOOR AREA
LAND USE (704 MINIMUM SETBACK BUILDING AUILDING LoT HEIGHT RATIO
DISTRICT (3)(9) FLOOR AREA | FLOOR AREA | COVERAGE ®)
PER FLOOR PER FLOOR
AB 0 ABQ 0"
FRONT | REAR | SIOE (5)(90)\('&)‘(2‘) (5)(,\5(2‘) BASIC| MAX |BASIC| MAX
(1)(15) | (25) | (25) (10}
DNTN-0-2 | NONRESIOENTIAL| 0(2) | 0/20" | 0/20° | 24,000 GSF/F |24,000 GSF/F | 100% 150° | 250' [ 40 | 8.0
~OMINISHING of2) | 0/20' | 0/20' | 30,000 GSF/F 24,000 GSF/F | 100% 150' | 250 [ 40 | B0
RESIDENTIAL 0(2) | 0/20' | 0/20' | 20,000 GSF/F [12,000 GSF/F | 100% 100" {100' | N/A | N
PARKING 20,000 GSF/F {20,000 GSF/F

(4) MEASURED FROM INSIDE EDGE OF THE REQUIRED PERIMETER SIDEWALK. IF EXISTING UTILIMES WHICH CANNOT REASONABLY BE
RELOCATED REQUIRE THE PLANTING OF STREET TREES ON THE PROPERTY SIDE OF A SIDEWALK AS PROVIDED FOR IN LUC
20,25A,080, FOUR FEET IS ADDED TO THE REQUIRED SETBACK.

(2) NO PARKING OR VEHICLE ACCESS LANE IS PERMITTED BETWEEN THE REQUIRED PERIMETER SIDEWALK AND THE MAIN PEDESTRIAN
ENTRANCE TO THE BUILDING.

(3) MINIMUM SETBACKS ARE SUBJECT TO REOUIRED LANDSCAPE DEVELOPMENT. SEE LUC 20.25A.040,

(5) FOR FLOORS ABOVE 40 FEET, GROSS SQUARE FEET PER FLOOR MAY BE AVERAGED UNLESS AM APPLICANT TAKES AOVANTAGE
OF THE DIMINISHING FLOOR PLATES ALTERNATIVE DESCRIBED IN SUBSECTION B OF THIS SECTION.

{8) THE MAXIMUM BUILDING HEIGHT MAY ONLY BE ACHIEVEQ BY PARTICIPATION IN THE FAR AMENITY INCENTIVE SYSTEM, LUC

(7) A SINGLE BUILDING IS CONSIDERED RESIOENTIAL IF MORE THAN 50 PERCENT OF THE GROSS FLOOR AREA IS DEVOTED TO
RESIDENTIAL USES. SEE LUC 20.50.020 FOR THE DEFINITION OF TGROSS FLOOR AREA."
{8) THE MAXIMUM PERMITTED FAR MAY ONLY BE ACHIEVED BY PARTICIPATION IN THE FAR AMENITY INCENTIVE SYSTEM, LUC

WHERE RESIDENTIAL AND NONRESIDENTIAL USES OCCUR IN THE SAME BUILDING, THE FAR IS LIMTED TO THE MAXIMUM
FAR FOR THE BUILDING TYPE AS DETERMINED IN ACGORDANCE WITH NOTE (7).
(9) SEE SUBSECTION B OF THIS SECTION FOR EXCEPTIONS TO THE MINIMUM SETBACK AND MAXIMUM BUILDING FLOOR AREA PER
FLOOR ABOVE 40 FEET REQUIREMENIS,
(10) ALL NEW DEVELOPMENT AND ALL SUBSTANTIAL REMODELS MUST PARTICIPATE IN THE FAR AMENITY INCENTIVE SYSTEM. SEE
SUBSECTION C OF THIS SECTION FOR AMENITY REQUIREMENTS REGARDING THE PROWZION GF BASIC FLOOR AREA.
{14) EXCEPT AS SET FORTH IN NOTE (18), HOTELS AND MOTELS SHALL BE CONSIDERED AS KESIDENTIAL STRUCTURES.
(15) IF THE SUBJECT PROPERTY ABUTS A STREET CLASSIFIED PURSUANT TD LUC 20.28A.113 DESIGN GUIDELINES -
BUILDING /SIDEWALK RELATIONSHIPS, THE MAXIMUM SETBACK IS O FEET UNLESS OTHERWISE APPROVED BY THE DIRECTCR
(18) FOR THE PURPOSES OF DETERMINING NAXIMUM BUILDING FLOOR AREA PER FLOOR, INCLUDING THE AVERAGING AND DIMINISHING
FLOOR PLATE METHODS DESCRIBED IN NOTE (5) AND SUBSECTION B OF THIS SECTION, HOTELS AND MOTELS SHALL BE CONSIDERED
AS NONRESIDENTIAL STRUCTURES.
(24) GROSS SQUARE FEET PER FLOOR (GSF/F) REFERS TO THE FLOOR AREA IN SQUARE FEET WTHIN THE SURROUNDING EXTERIOR
WALLS MEASUREQ FROM THE INTERIOR WALL SURFACE AND INCLUDING OPENINGS IN THE FLOOR PLATE SUCH AS VENT SHAFTS,
STAIRWELLS, AND INTERIOR ATRIUMS.
(25) WHERE BUILDING HEIGHT EXCEEDS 75 FEET, THERE SHALL BE A MINIMUM SIDE SETBACK OF 20 FEET ANO A MINIMUM REAR
SETBACK OF 20 FEET FROM ANY INTERIOR PROPERTY LINE APPLICABLE TO ALL FLOORS ABOVE 40 FEET. SEE SUBSECTION B OF
THIS SECTION FOR EXCEPTIONS TO THIS MINIMUM SETHACK REQUIREMENT

7. PARCELS A AND B CONTAIN THE FOLLOWNG STRIPPED PARKING:
« SURFACE AREA: 3f REGULAR STALLS AND 2 HANDICAP STALLS
» GARAGE: 21 REGULAR STALLS AND 1 HANDICAP STALL

B. THE UNOERGROUND UTILTIES SHOWN WAVE BEEN LOCATEO FROM FIELO SURVEY OF OBSERVABLE FEATURES, SURFACE PAINT
MARKS REPRESENTING UNDERGROUND UTILITIES AS MARKEQ BY A PRIVATE UNDERGROUND UTILITY LOCATE COMPANY AND
INFORMATION FROM EXISTING DRAWNGS. THE SURVEYOR MAKES NO GUARANTEE THAT THE UTILITIES SHOWN COMPRISE ALL SUCH
UTILITIES IN THE AREA, EITHER iN SERVICE OR ABANDONED. THE SURVEYOR FURTHER DOES NOT WARRANT THAT THE
UNDERGROUND UTILITIES ARE IN THE EXACT LOCATION INDICATEO, BUT ARE LOCATED AS ACCURATELY AS POSSIBLE FROM
INFORMATION AVAILABLE.

©. THERE 1S NO OBSERVED EVIDENCE OF RECENT STREET OR SIOEWALK CONSTRUCTION OR REPAIRS, EXCEPT IN CONJUNCTION VATH
THE CONSTRUCTION OF THE SDMA TOWERS, ADJOINING PARCEL 'B' ON THE SOUTH, THERE IS NO OBSERVED EVIDENCE TO THE
EFFECT OF PROPOSED RIGHT OF WAY CHANGES.

10. THERE IS NO OBSERVED EVMIDENCE OF SITE USE AS A SOLID WASTE DUMP, SUMP OR SANITARY LANO FILL SITE.

N
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1 INCH = 60 FT.

LEGEND

o—3{ LIGHT POLE WITH ARM B IRRIGATION CONTROL VALVE
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¢ SIGNAL POLE @ CATCH BASIN, TYPE 2
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(FAR and Amenity Calculations)
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Proposed Elevator Scheme

T HPoss
5 HPaes
/| 2 RPass
)| @ RPess
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CALLISON

AW BEEASL OOWPANTY

4 S Service
| & S Service
T FLift

X PPaes
S PPass

Poditm

H

| 2

BRREERRYY

Less Exempt Retail
B1BOH
Parking Levels

Total GFA

Tolal AFA

GFA

AFA
FAR

SLLift
SLift

]
L
< < Notes
A2 A3 Elevator Designation
No level 13
Hotei BOH

Hotel Valet/ F&B
Hotel Valet/ F&B
Reserved parking
Reserved oarking

® Qpenaccess
O Secured access (card fob)
¢ Fireman's Service

FAR AREA TABULATION SUMMARY

105707 98,8%
71408 70013
193394 185321
TZ44 8551
(5,964)
25,886
125,050
177,415 223 180 193394
169 008 62.637 185,921

ADDITIONAL BONUS AMENITIES area Calculation

Residential Uso
Underground Parking

288,818
125,060

1013172018

Foor Nolez
lul Elevator Machine Room
R Mechanical
27 Apartmenl
26 Apartment
25 Apartment
A Apariment
7 Apartment
2 Apsimand
21 Apartment
0 Apartment
19 Apartment
Apartment
Apartmenl
Apartment
Apiirment
Apariment  No Leved 13
Apartment  Presideniial Suite
Apartment
Apariment
e L7 GSF
Apartment
Apartment
Apartment
Apartment
Piaza
Podim
Podium
Podium
Parking
Parking
Parking
Parking
Parking
L4 and up L3 GSF
LdtoL12
L4 and up

417,587 Total Phase 1 AFA
2421 Maoomum Phase 25 3 AFA

221,000 Phase 2 AFA Targel
111,421 Phaze 3 AFA Remanng

m% Total GFA
' AFA

NORTH TOWER
L7 gsfif 9,322 SF

NORTH TOWER
L3 gsfff 9,980 SF

SOUTH TOWER
L7 gsf/f 9,074 SF

'SOUTHTOWER

L3 gsfif 6,708 SF

]

CALLISON

Parking Tabulations

AN ABRCADIY CONBANY
11/4/2016
Requirements LUC Parking Ratios
Required I Required | ArealUnits Stalls Stalls] Proposed | Owner
Min Max Proposed Min Max] Ratio Targst
Apartments per Unit [ 2 326 - 652 0.73 230
Holel per Key ; 2 120 T8D TBD 055 66 *Not a specified LUC use
Holel S 9
Hotel Total 75
[Restaurant per 1000SF 0 15 5984 - 90 350 21 Restaurant
Grand Tatal Q 742 | Cos ‘E
Provided [ comp|
[B1 4
P1 35
P2 36
P3 36
P4 27|
Total 146 65% LUC Maximum
Assignment of Spaces [s1
P
P2
P3
P4
Total

CITY OF BELLEVUE, FAR AMENITY INCENTIVE SYSTEM WCRKSHEET

o2

PROJECT NABE: FANA FOUR1DS District
4 Residentaaon faterss Both

Arem Ralin (FAR!
Almatie Floor Aree Ratio. Residentsl (FAR;
Fioor Area for Amvenity

Mrimure Bamic Required Amendy FIoo! Area (0.2 x4 ¥ Progsct Lavt)
Frevous Phase Requred Armevaty Foar Area
Total Repired Buesic Amentty Floor Ares

AMESGTIES (Bee LUC. Design Crieria, Pp 124-132)

ALK RECUIRED AMEMITIES o Perunt_ Ponts
Pedestrn Ovreniex Fronkage” B
Pedesirion Orinied Froniage™ " 750 nfa
Lardiscape Feoturs e 43 4,000
Usriscape Fostire off intersecton [ 80 8,600
Aecade 1 80 wa
Marguee: 1 30 na
Ancrang 10t 075 wa
Sculptare or Arhwork 5100 50 wa
Water Fealure $100 ao wa

Phase Bass Amenty Pants Provded
Eamed Sosie: Amendy Pointy

MAJGH PUBLIC OPEN SPACE
i Pusg Cpen B L] 160 wa

ADDITIONAL BONUS AMENITIES
Eatmres i 8.0 40,000
Emocesd Fats s 100 wa
Comtscape Aren Vet 20 o
Adtive ony Ares L) 30 wa
Residertesl Uses = 40 wa

Parking ] 0s ata
Abova Graoe Padung, Remdental fsl 10 na
Putlic Rooms. Lk 20 na
Chad Cave Servicen 1t B8O wa
Public s 8.0 wa
Partorming Ats Space o 10.0 100,000
Space far Non-Profd Socal Servces: e 4.0 20,000
Park . s €0 na

New Bmiiting Ficor Arsa Within Giren Phase (AFA)

PROJECT PROGRAM
ing Structures Gross Flaor Area for FAR

FAR il Fioay Aread Led Ares

ANALYEIS OF AMENITY BONUS POINTS
Eamed Bamic Amendy Points

* POF Locaied an the ground level ar uppar level within e Cdy Center District
~+ FOF located al the upper avel outside the Ciy Cenler Dbt
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Date FH:#’ Ve

<2 §§§§§§
g e
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SCHWARTZ
THE SCHWARTZ COMPANY

E sci
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SEATTLE, WA 98101

TEL (208) 370-1546

FAX (206) 708:8874

s 1M 30 A DO £ r 7
1 ProgrmTing of amenitas i< under study and preiminary al this Gme

Attt bt Pt £ nmd Froare ) wuiiates

Phase 1 Phase 2 Phase 3 Total All Phases
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MARQUI
118

MARQUHE
3178

MARCL
494 SF

TOTAL:
POF:

Upper level POF:
Marquee:
Landscape Area:

=]—]—

169 If
95 If
2,326 sf
1,842 sf

MARQUEE

FAR Amenities

First Floor

44~ 20

FAR Amenities

First Floor Mezzanine/Loading Dock

LANDSCAPE
AREA
36 SF

61'-4"

POF Calculation
First Floor

RECREATION AREA
-] [
2124 SF

FAR Amenities
Third Floor

CROUP OF COMPANIES
FANA GROUP OF COMPANIES
10655 NE 4TH ST, SUITE 700

BELLEVIE, VWA D004

TEL: (425) 505-2500

FAX (425) 732-3161
VWWV.FANAGROUP COM

L}

D™
_.
ovmen

SCHWARTZ
M PAN Y
THE SCHWARTZ COMPANY

M PROJECT MANATEMINT

80 YESLERY WAY, SUITE 300

SEATTLE, WA 98101

TEL (206) 370-1549
FAX: (206) 706-6874

CALL

ARCHITECTURAL DESIGN REVIEW
FANA FOUR 106
320 - 350 106 TH AVE NE
BELLEVUE, WA 98004
DR# 15123104 LD
PROJECT #: 006-151275.00

i
|
i
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FAR Calculations.
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Underground Parking Diagram

P2 UNDERGROUND PARKING

31,617 SF

P1 UNDERGROUND PARKING

31,617 SF

125,050 sf

Underground Parking
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Residential Use Diagram:

= <
o
% > »
L4-L11: 8 LEVELS
NORTH TOWER: NON - RESIDENTIAL SOUTH TOWER: 8,111 SF
> ¢ » <
~
> > @
L14:1 LEVEL
NORTH TOWER: 6,478 SF SOUTH TOWER: 8,111 SF
2 a <
& :. <
L > = >
L23 - 124: 2 LEVELS
NORTH TOWER: 7,214 SF SOUTH TOWER: 8,112 SF
6

L27:1 LEVEL
NORTH TOWER: 6,494 SF

SOUTH TOWER: 7,793 SF

L12: 1 LEVEL
NORTH TOWER: NON - RESIDENTIAL

-

2 »
L15 - L22: 8 LEVELS
NORTH TOWER: 7,326 SF

> 2
L25-L26: 2 LEVELS
NORTH TOWER: 6,494 SF

SOUTHTOWER: 8,111 SF

SOUTH TOWER: 7,949 SF

\e 7

: - '.___.Q..:.EL _...2.
L1:1LEVEL
NORTH TOWER: NON - RESIDENTIAL

b

~

e

SOUTH TOWER: 3,701 SF

= Residential Use: 288,618 sf

=

===
sl Gatr of conmess
o
FANA QROUR OF COMPANIES
10655 NE 4TH ST, SUITE 700
BELLEVUE, WA 98004
TEL (425) 505-2500

FAX (425) 732-3181
VWWW FANAGROUP COM

COMPANY

SCHWARTZ
THE SCHWARTZ GOMPANY

THE

I FROJECT MANAGEMENT

80 YESLERY WAY, SUITE 300

SEATTLE, WA 98101

TEL: (206) 370-1546
FAX (206) 706-8874

TOTAL:

Fﬁﬂm'—_

ARCHITECTURAL DESIGN REVIEW
FANA FOUR 106
320 - 350 106 TH AVE NE
BELLEVUE, WA 98004
DR# 15-123104 LD
PROJECT # 008-151275 00

1111111
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NOTE:

Average grade calculation based on City
of Bellevue Land Use Code 20.50.022

G defintion and Development Services

Handout L-9“Calculating Building Height”

Point Location Elevation (ft)
1 106th Ave NE 119.93
2 106th Ave NE 120.45
3 106th Ave NE 120.97
4 106th Ave NE 121.43
5 106th Ave NE 121.88
6 106th Ave NE 122.33
7 106th Ave NE 122.81
8 106th Ave NE 123.25
9 106th Ave NE 123.68
10 106th Ave NE 124.08
11 106th Ave NE 124.51
12 106th Ave NE 124.79
13 106th Ave NE 125.21
14 106th Ave NE 125.62
15 106th Ave NE 126.04
16 106th Ave NE 126.48
17 106th Ave NE 126.92
18 106th Ave NE 127.36
19 106th Ave NE 127.79
20 106th Ave NE 128.11
21 106th Ave NE 128.18
22 106th Ave NE 128.35
23 106th Ave NE 128.57
24 106th Ave NE 128.76
25 106th Ave NE 128.98
26 106th Ave NE 129.2
27 106th Ave NE 129.57
28 107th Ave NE 129.7
29 108th Ave NE 129.87
30 106th Ave NE 130.05
31 107th Ave NE 130.25
32 106th Ave NE 130.45
33 NE 4th St 131.4
34 NE 4th St 132.33
35 NE 4th St 132.5
36 NE 4th St 133.03
37 NE 4th St 133.65
38 NE 4th St 134.29
39 NE 4th St 134.96
40 NE 4th St 135.73
41 NE 4th St 136.41
42 NE 4th St 137.1
43 Alley 137.24
44 Alley 136.9
45 Alley 136.11
46 Alley 135.64
47 Alley 135.23
438 Alley 134.91
49 Alley 134.69
50 Alley 134.47
51 Alley 134.25
52 Alley 134.03
53 Alley 133.9
54 Alley 133.8
55 Alley 133.7
S6 Alley 133.6
57 Alley 133.5
58 Alley 133.4
59 Alley 133.29
60 Alley 133.19
61 Alley 133.09
62 Alley 132.96
63 Alley 132.19
64 Alley 130.96
65 Alley 129.98
66 Alley 128.91
67 Alley 127.79
68 Alley 126.93
69 Alley 126.71
70 Alley 126.49
71 Alley 126.27
72 Alley 125.05
Total 9346.15
# of Points 72
Average 129.8076389

Average Grade:

129'-

91/2"

FANA GROUP OF COMPANIES
10855 NE 4TH ST, SUITE 700
BELLEVUE, WA 98004

TEL (425) 505-2500

FAX (425) 732-316%
WAWW FANAGROUP COM

SCHWARTZ
COMPANY

E scs
ST EA

THE SCHWARTZ COMPANY
0 YESLERY WY, SUITE 200

SEATTLE WA 98101
TEL (206) 370-1546
FAX (208) 706-6674

akmasie emesns

Entug, LC

CALLI

15-123104 LD

FANA FOUR 106
DRY

320 - 350 106TH AVE NE
BELLEVUE, WA 98004
PROJECT# 006-151275 00

ARCHITECTURAL DESIGN REVIEW

Topographic
Information

A-014
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